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Foreword

The Regional Affordable Housing Directorate (RAHD), a committee of Social Planning Cowichan, is
pleased to see this business case for a Housing Trust Fund move forward. RAHD has been
working toward this end since the development of a Regional Housing Strategy in 2010.

In all our housing work, the vision the community has adopted is:

Everyone in the Cowichan should have the opportunity to live in safe, affordable,

culturally appropriate housing as a foundation for a healthy community.
Building on this vision, in its 2012 strategic plan, RAHD adopted the following mandate:

* Be a coordinating body for affordable housing resources and services in the
Cowichan Region;

e Establish the Affordable Housing Trust Fund;

*  Support existing efforts to provide affordable housing services plus implement and
coordinate additional services as need arises and resources are available;

*  Facilitate the creation of affordable housing units with community partners;

*  Raise awareness and advocate on behalf of affordable housing residents to
landlords, governments, agencies, and the public and provide education around
affordable housing issues; and

*  Partner with other affordable housing agents (local government, developers,
community agencies, First Nations, etc.) to effectively support and implement
projects.

In Spring 2014, RAHD received funding from the CVRD and the Real Estate Foundation of BC to:
*  Prepare a business case for a housing trust fund;
*  Prepare materials for, and undertake educational activities to promote a trust fund;
*  Develop a summary guide on the process of setting up the fund; and
*  Assist in development of administrative tools.

This report is the partial fulfillment of those objectives.

"‘} Business Case for a Housing Trust Fund in the Cowichan Region | June, 2015



Acknowledgments

RAHD would like to thank everyone who has contributed to all the earlier homelessness and
housing work that has allowed us to arrive at this point. In particular, we acknowledge the
following parties for their contributions to this report, and earlier work on the trust fund.

*  Brigid Reynolds — Senior Planner, North Cowichan; Co-Chair of Cowichan Housing
Association.

e Chris Hall — Consultant; Social Planning Cowichan Board; Co-Chair Cowichan Housing
Association.

*  Gerry Giles — Community Advocate, Cowichan Housing Association.
*  Gail Calderwood — M.Sc. (Oceanography), LLB; Cowichan Housing Association.
*  Monica Finn — Vancouver Island Regional Library; Cowichan Housing Association.

*  Debbie Williams — Hiiye’yu Lelum House of Friendship; Cowichan Housing
Association.

*  Ann Kjerulf — Senior Planner, CVRD; RAHD Steering Committee.

* Tina Schoen — Cowichan Valley Women Against Violence; Steering Cowichan
Housing Association.

*  Joy Emmanuel — Housing Coordinator, Cowichan Housing Association.

We would also like to acknowledge the generous support of our funders, the Cowichan Valley
Regional District and the Real Estate Foundation of BC. Finally, we appreciate the hard work and
dedication of our consultants, CitySpaces Consulting Ltd.

Business Case for a Housing Trust Fund in the Cowichan Region | June, 2015



REPORT SUMMARY

Housing needs vary among the The costs borne by society, including mental and physical health issues,
municipalities and rural addictions, and crime are significant, in part, due to the lack of safe and
communities in the Cowichan affordable housing. There is compelling evidence that providing housing for
The 2014 Housing Needs

Assessment details these needs

those who are at-risk has long-term benefits to the communities in lowering
costs for a wide range of services.

and gaps in each municipality Several recent reports have pointed out the need for affordable housing
and electoral area. throughout the Cowichan Valley. Most recently, CVRD’s 2014 Affordable
Housing Needs Assessment, identified the following needs.

Refer to the CVRD’s website *  Additional affordable housing for:

http://www.cvrd.bc.ca/housing.

*  Youth, students, and young adults, including student dorms,
affordable studios, and one-bedroom units, as well as a youth
safe house;

*  Low-income families, including affordable family-friendly rental
housing, and low-end 3+ bedroom market rental units in good
condition;

*  Seniors, including accessible and adaptable housing, senior-
friendly rental housing in the private market, and housing
suitable for senior women living independently;

*  Vulnerable groups, including accessible housing for those with
developmental or physical disabilities, inclusive housing for those
at-risk in the LGBT2Q community, and low-barrier housing for
people with mental health issues;

*  People who are homeless, including space for in-reach services
(health, social services);

e Culturally-appropriate housing for First Nations in rural and
urban areas; and

* Homeownership opportunities for families with low to moderate
incomes.

"“8 Business Case for a Housing Trust Fund in the Cowichan Region | June, 2015
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*  Repair and Maintenance for:
*  Private market rental housing in poor condition; and

*  Low-income homeowners living in rural communities, including
owners in manufactured or mobile home parks.

The 2014 report also identified a number of measures that could be used,
either singly or in combination to address the defined needs. These included
Housing Trust Funds.

HOUSING TRUST FUNDS

Housing Trust Funds, commonly named by BC’s local governments as Housing
Reserve Funds, are being increasingly used as a measure to assist non-profit
housing providers with capital costs of a new affordable housing project, or
renovations to existing affordable housing.

This report examines a number of factors associated with the viability of a
Cowichan Valley Regional District (CVRD) Regional Housing Trust Fund (RHTF),
including:

*  How could it be set-up, governed, and administered?
*  What sources of funding (cost recovery) would it have?

*  How would the CVRD achieve the “assent” of its member
municipalities and Electoral Areas to requisition taxes to assist in

cost-recovery?
*  Who would be eligible for funding from a RHTF?

The report sets out options for consideration and discussion among the
region’s stakeholders, including elected officials and CVRD staff, as well as non-
profit housing providers and other societies with allied interest in affordable
housing.

The research conducted for this report includes work undertaken by: the
Regional Affordable Housing Directorate and Social Planning Cowichan
undertaken over a number of years, the findings of CVRD’s 2014 Housing
Needs Assessment, and further research undertaken by the consultants in
Canada and the United States.

Notably, most of the learning comes from BC’s local governments. There are
about 20 municipal Housing Trust Funds (HTF) in BC, with one as a Regional
District initiative.
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SELECTED FINDINGS
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There is clear statutory authority for a Regional District to establish new
services and set up reserve funds. The CVRD is using this authority for the
Parkland Acquisition Fund.

The CVRD requires elector consent to establish a reserve fund through a
bylaw. This could be achieved by a direct vote or through an alternative
approvals process. The former requires a majority vote; the latter only
requires that 10% of electors vote against the proposed bylaw.

The governing body could be the CVRD directly, an incorporated body of
the CVRD; or a non-profit society. The Board of the governing body would
establish eligibility for grant applicants.

Once established, the primary cost-recovery for the fund would be via tax
requisitions of the member municipalities and electoral areas that have
agreed to participate. The fund could be supplemented by community
amenity contributions from developers, CVRD land sales, and gifts to the

Regional District.

Established funds are usually directed towards applicants that provide
housing for low and moderate income renters. Grants are given for
capital purposes, including new build and renovation. Some funds use
capital to acquire land, which can then be leased or sold to non-profit
housing providers or developers.

If a CVRD fund were to generate $500,000 annually (equivalent to $3.57
per $100,000 of a property’s assessed value), after five years, it would
have a total of $2,654,000. If the fund were to generate $1,000,000 this
would be equivalent to $7.00 per $100,000 of assessed value.

Affordable housing needs are not confined to any one municipality or
Electoral Area in the Cowichan Valley. If a region-wide approach were
undertaken, the CVRD, member municipalities, and electoral areas
working together could be more effective, and have a greater impact than

working independently.

A grant from the CVRD Housing Trust Fund would be an important
contributor to those societies that are working towards maintaining and
increasing the supply of affordable housing throughout the region’s
municipalities and electoral areas. The Fund could also help leverage
other sources of funding for a project.
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1. INTRODUCTION AND CONTEXT

In this report, and as defined in
the Local Government Act, the
term “local government” means
the council of a municipality, and
the board of a regional district.

The term “trust fund” and
“reserve fund” are inter-
changeable. Both are held “in
trust” for specific purposes in
relation to affordable housing.
The acronym HTFs is used

throughout the report.
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INTRODUCTION

The costs borne by society, including mental and physical health issues,
addictions, and crime, in part, due to the lack of safe and secure housing are
significant. There is compelling evidence that providing housing for those at
risk has long-term benefits to the communities in lowering costs for a wide
range of services.

HOUSING TRUST FUNDS

Housing Trust Funds — or more commonly named by BC’s local governments as
Housing Reserve Funds — are being increasingly used as a measure to assist
non-profit housing providers and developers with capital costs of a new, or
renovated, projects. When established with a clear purpose, sound
governance structure, administrative framework, and eligibility criteria, these
funds can be a valuable contributor to building and maintaining affordable
housing in communities of all sizes.

If a Housing Trust Fund (HTF) were established on a regional
basis in the Cowichan Valley, in time, it could prove to be an
important source of capital funding for non-profit housing
providers. Without funding support from a HTF, some local,
community-based projects may not be viable.
Housing trust funds are one measure that is gaining popularity in BC
communities to help address local housing needs. This report identifies some
of the considerations how a Housing Trust Fund might work in the Cowichan
Valley Region District (CVRD).

BACKGROUND

Since the early 1990s, the Government of Canada has curtailed spending for the
construction and ongoing subsidy of “social housing” for low income families
and seniors. While BC Housing continued to offer supply-side programs for a



number of years thereafter, this funding is now difficult to access and requires
complex arrangements with numerous partners?.

One consequence of this changed environment has been that local governments
and locally-based community organizations have become much more involved in
identifying and working within their mandates to meet local housing needs. In
the Cowichan Valley, local governments and community organizations have
been increasingly aware of local housing needs, and the tools that can be used
to address these needs.

*  The challenge in addressing affordable housing is that the benefits do not
fall to one agency or service, but many. As such, the problem and
solutions do not reside with just one advocate but many. Throughout BC,
there are numerous examples of how affordable housing is being provided
at the local level.

REGIONAL AFFORDABLE HOUSING DIRECTORATE

Beginning in 2007, the Social Planning Cowichan (SPC) established the
Regional Affordable Housing Directorate (RAHD) committee. This brings
together a wide range of agencies and stakeholders to collaborate around
homelessness prevention and affordable housing activities. RAHD has gained a
high level of community recognition and support. The Directorate’s research
has included the 2014 homelessness count and an off-reserve Aboriginal
housing needs study. In recent years, RAHD has provided direct services,
including: rental assistance, Ready to Rent classes, housing support workers, a
homelessness prevention resource guide, tenants’ rights workshops, and
meetings with landlords.

In addition to the work cited above, RAHD has been highly supportive of
focussing on solutions to increase the number of affordable housing units in
the Cowichan Valley.

* In 2010, RAHD prepared the Cowichan Region Affordable Housing
Strategy. It sets out eight strategic directions, including “to monitor the
affordable housing funding practices of other regional governments.”

A recommended action arising from this strategy is to

“investigate creating an Affordable Housing Trust Fund”.

1 BC Housing, Community Partnership Initiatives

"Our vision is that everyone in the
Cowichan Region has the
opportunity to live in safe,
affordable, culturally appropriate
housing as a foundation for a
healthy community."

Regional Affordable Housing
Directorate, Social Planning Cowichan
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Housing needs vary among the
municipalities and rural
communities in the Cowichan. The
Needs Assessment details these
needs and gaps in each
municipality and electoral area.

Refer to the CVRD’s website
http://www.cvrd.bc.ca/housing.

In Spring 2014, the CVRD engaged CitySpaces Consulting to undertake a
Housing Needs Assessment for the Cowichan Region. Members of RAHD were
centrally involved in steering this research. The assessment identified the
housing needs for:

*  Youth, students, and young adults, including student dorms, affordable
studios, and one-bedroom units, as well as a youth safe house.

*  Low-income families, including affordable family-friendly rental housing,
and low-end 3+ bedroom market rental units in good condition.

e Seniors, including accessible and adaptable housing, senior-friendly rental
housing in the private market, and housing suitable for senior women
living independently.

*  Vulnerable groups, including accessible housing for those with
developmental or physical disabilities, inclusive housing for those at-risk in
the LGBT2Q community, and low-barrier housing for people with mental
health issues.

*  Permanent and affordable housing for the homeless that includes support
systems [health and social services].

* Improvements to the conditions of private market rental housing in need
of major repair.

*  Low-income homeowners living in rural communities, including
maintenance programs for rural homeowners living in inadequate
conditions, and affordable manufactured or modular housing.

*  Culturally-appropriate housing for First Nations in rural and urban areas.

*  Affordable homeownership opportunities for families with low to
moderate incomes.

In addition to analyzing housing needs and gaps within the CVRD’s 12 member
municipalities and Electoral Districts, the report identifies what measures the
CVRD might take to respond to these needs and gaps, and can be found on

CVRD’s website at: http://www.cvrd.bc.ca/housing.

One of the measures that is identified for consideration is
establishing a housing trust fund that that would be used
to partially fund capital projects, particularly for low
income families, senior women. vulnerable groups, and

homeless residents.
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Following the completion of the 2014 needs assessment, SPC applied for, and
received, funding from the BC Real Estate Foundation to further advance the
potential for setting up a HTF in the Cowichan Valley. This report is partial
fulfillment of the grant.

FRAMEWORK OF THIS REPORT

This report is one outcome of the work funded by the BC Real Estate
Foundation. Its initial purpose is to serve as a basis for consultations that will
be held in early 2015 with local and regional stakeholders. Following these
consultations, the report will be finalized.

The document presents information and commentary on HTFs, including:
*  Whatis a Housing Trust Fund?
*  Whatis a Business Case?
e Benefits and Risks
*  Statutory Authority
* Governance
*  Administration
e Cost-Recovery | Revenue

*  Business Case for a Cowichan Region Housing Trust Fund

Appendix A presents the findings from seven communities in Canada and the
United States that have HTFs. These vary considerably — by geography,
governance, purpose, and administration.

Appendix B includes a policy report and program guide from the City of
Coquitlam was a precursor to the adopting bylaw.

Appendix C is a spreadsheet that shows the amount of a CVRD tax requisition
for member municipalities and Electoral Areas, with variations in the proposed
total annual amount for the fund.

8 Business Case for a Housing Trust Fund in the Cowichan Region | June, 2015



2. WHATIS ... ?
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WHAT IS A HOUSING TRUST FUND?

Housing Trust Funds (HTFs) were initiated in the US in the late 1970s with the
aim of building capital reserves, from which non-profit housing providers could
apply for a capital grant to assist in funding new affordable housing or
retrofitting existing affordable housing.

There is no specific legislation or “cookie cutter” template for HTFs, as each
one is established in relation to local needs. There are approximately 700 HTFs
in the United States and approximately 20 in British Columbia.

WHAT IS A BUSINESS CASE FOR A HTF?

From a private sector business perspective, the key purpose of a business case
is to provide evidence and justification for investing in a new or expanded
initiative. Financial indicators are the most significant factor — cash flow, costs,
benefits, risks, options, and opportunity costs.

However, in the public and non-profit sectors, the business case is presented
in terms of a cost-benefit analysis that includes financial and non-financial cost
and benefits. This allows a sponsor (e.g., local government, non-profit
organization, foundation) to examine social and environmental benefits, in
addition to financial outcomes.

* Inthe Cowichan Valley Regional District context, the non-financial benefits
include such social and economic metrics as: number of residents housed
by client group; number of residents housed by location; amount of direct
and indirect spending on local goods and labour; and number of
applications received for funding.

Business Case for a Housing Trust Fund in the Cowichan Region | June, 2015 9
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WHAT IS THE GOVERNANCE STRUCTURE OF A
REGIONAL DISTRICT?

Regional districts are modeled as a federation of municipalities and electoral
areas, each of which has representation on the regional board. In BC, each
regional district is divided into smaller areas located outside the boundaries of
municipalities. These are called Electoral Areas.

WHAT WERE THE RESEARCH FINDINGS?

The consulting team’s research confirmed that the majority of housing trust
funds are established and operated by a local government or an agency set by
the local government. Few HTF’s operate on a regional or county basis.

BC REGIONAL DISTRICTS

To date, the Capital Regional District (CRD) is the only Regional District in BC
that has established a Regional Housing Trust Fund (RHTF), although Metro
Vancouver has been considering doing so.

*  More detail on the CRD’s RHTF is found in Appendix A.

BC MUNICIPALITIES

In British Columbia, a number of individual municipalities have set up an
“Affordable Housing Reserve Fund?” in accordance with Section 188 of the
Community Charter. The following are some examples:

*  City of Kelowna. The municipality established the Housing Opportunities
Reserve Fund in 2004. As of 2014, $1.8 million had been allocated to this
fund (Note: Refer to Appendix A for further details of the fund).

2 |n addition to the City of Richmond, Victoria, Vancouver, Burnaby,
North Vancouver City, Surrey, Kelowna and Kamloops are among the BC municipalities
that have established these reserve funds.

10 Business Case for a Housing Trust Fund in the Cowichan Region | June, 2015
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*  City of Richmond. While most of these reserve funds are for capital
purposes only, the City of Richmond has two housing funds — one for
capital purposes and the other to undertake “research, information,
administration, consulting and legal fees ... in connection with

implementing the Richmond Affordable Housing Strategy” (Bylaw 8206).

e City of Coquitlam. Coquitlam’s Affordable Housing Reserve Fund Policy
(AHRP) was established in 2008 (Bylaw 3866). Contributions come from
negotiations with developers (bonus density rezoning) and an annual City
contribution to the reserve from municipal general revenue (200,000 in
2013).

* At the time the bylaw was adopted, City staff prepared a program
guide for administering the AHRP (Note: Refer to Appendix B for
details).

e City of Abbotsford. In 2010 Abbotsford established an Affordable Housing
Capital Reserve Fund. The sources of funds include: funds appropriated
from general revenues, cash contributions by developers and members of
the public; sale of City lands; and density bonusing. Bylaw 1996 also
includes definitions.

OTHER CANADIAN EXAMPLES

From a thorough literature review there are very few inter-jurisdictional
models of a HTF outside British Columbia.

*  Northern Housing Trust
This was established by the Government of Canada in 2006 to respond to
the need or affordable housing in northern Canada. Funds were allocated
to the territories and First Nations governments for rental, transitional
and supportive housing. In the Yukon, which was allocated $50 million,
the Yukon and Yukon First Nations agreed that $32.5 million were
allocated to Yukon First Nations to address their affordable housing needs.

*  The Homeward Trust (Edmonton)
Originally an amalgamation of the Edmonton Joint Planning Council and
the Edmonton Trust Fund, no longer operates as a housing trust fund but
as a non-profit organization that focuses on the development of new
housing and support services for individuals and families who are
homeless, or at risk of homelessness. They currently rely on senior
government funding programs.

"‘s Business Case for a Housing Trust Fund in the Cowichan Region | June, 2015 11






3. BENEFITS AND RISKS

BENEFITS OF LOCAL GOVERNMENT HOUSING
TRUST FUNDS

There are a number of benefits associated with local government housing trust
funds. These include:

*  Provide Additional Funding Sources for Housing Projects
From the 1930s to the early 1990s, the Government of Canada was the
primary funder of capital dollars and operating subsidies for non-market
housing. During the last 20 years Federal and Provincial budgets for new
housing have been constrained, leading to the need for additional funding
sources.

*  Help Leverage Funding From Other Sources
HTFs present one way to effectively leverage and manage additional
sources, including local government, developer, service clubs, and
community foundation contributions.

*  Help Project Viability
To be viable almost every housing initiative today requires multiple
partners, whether they bring land, arrange financing, or make capital
contributions. HTFs are proving to be valued partners in assisting projects’
viability. Confirmation of capital support from a HTF, also provides project
momentum, and potentially leveraging funds from other sources.

*  Are Flexible and Adaptable
In contrast to BC Housing’s programs, which are directed towards a

specific client group, HTFs are adaptable to changing local housing needs.

*  Workable in small communities, towns, cities and metropolitan
areas.

*  Able to work with range of housing providers (non-profits,
private developers, or other agencies).

"‘é Business Case for a Housing Trust Fund in the Cowichan Region | June, 2015 13



* Available for a range of projects (construction, rehabilitation,
acquisition) and also a range of tenures (home ownership, rental
housing, transitional, emergency shelters, or housing co-ops).

*  Funds can be made available for pre-development work and

capacity-building efforts of non-profit organizations.

*  Add to Local Economic Development
Provides capital investment back into the local economy.

If a regional approach is undertaken there are further
benefits:

e ATeamwork Approach
Local governments that work together can be more effective and have a
greater impact than working alone. Having a stable, ongoing source of
funding enables local governments to set long term goals and priorities
together, and to coordinate their actions with each other.

* Conservation of Resources
Local governments can pool together funding and a HTF can allocate them
in as efficient and cost effective a manner as possible.

POTENTIAL RISKS OF LOCAL GOVERNMENT
HOUSING TRUST FUNDS | RESERVE FUNDS

Some of the risks of a Regional Housing Trust Fund include:

*  Political Will
Establishing a Regional Housing Trust Fund is contingent upon the ongoing
support of local government(s).

*  Capacity and Sustainability
It requires the support of elected officials, resources and organizational
capacity to initiate, establish, and administer a HTF. The Fund has to be
constantly replenished.

*  Community Support
Community members may not appreciate the benefits of the fund if cost-
recovery to the fund is coming from increased taxes. Demonstrating the
need for the fund, and the effectiveness of such funds, can be a critical
piece to gain community support. An awareness campaign is usually
undertaken to help secure community buy-in.

* Time Needed to Generate Sufficient Funds
Cost-recoveries are likely to vary annually and it may take several years to
generate a sufficient base from which grants can be made.

*  Administrative Costs
The costs to administer the fund will need to come out of cost-recoveries,

or be supplemented by other funding sources.
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4. KEY ELEMENTS - HOUSING TRUST FUNDS

The Community Charter provides
the statutory authority for the
“assent of voters”. One method
is direct voting, the other is an

“alternative approval process”.

Municipalities levy and collect
taxes directly from their
residents and other properties

within their boundaries.

Regional districts cannot do this.

The Local Government Act sets
out the details of using an
“alternative approval process”
for Regional Districts

STATUTORY AUTHORITY

In BC, pursuant to Section 796 and 800 of the Local Government Act, a
Regional District may “establish and operate any service that the Board
considers necessary or desirable for all or part of the Regional District”.

If a Regional District wants to establish a HTF, a Board member will initiate a
new service request by proposing a resolution to the Board. If the Board
adopts the resolution in principle, the Regional District may conduct the
feasibility of the service, or proceed to prepare a report and bylaw for the new
service. All member municipalities and electoral districts will be surveyed as to
whether they are agreeable to participating. At the same time, the bylaw must
receive approval from the province’s Inspector of Municipalities.

Pursuant to Section 800.1 and 800.2 of the Local Government Act, an
establishing bylaw for a new service must describe the service, define the
boundaries of the service area, and indicate the method of cost recovery.

If the administration and operation of the service is to be delegated to another
body, the bylaw must provide for appointment to the body and establish
voting rules for the body in relation to the service. NOTE: There are other
requirements that may be required depending on which section of the
legislation is cited.

APPROVAL OF ELECTORS

Division 2 of the Community Charter sets out two ways a bylaw, agreement or
other matter may be approved:

e assent of the electors — majority vote; or

* alternative approval process (Section 86).

The alternative approval process requires that a number of steps be taken by
the municipality of Regional District to ensure that electors are informed of
the matter and given an opportunity to complete an “elector response form”.
If the number of elector responses that are received is less than 10% of the

(A A Business Case for a Housing Trust Fund in the Cowichan Region | June, 2015 15
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number of electors to which the approval process applies, the council or board

may give approval to the matter.

For Regional Districts the maximum amount that may be requisitioned for
a new service is the amount equivalent to $0.50 for each $1,000 of net
taxable value of land and improvements in the service area.

In the CVRD, there are currently two examples of services that were

established pursuant to the legislation.

Example 1 — Alternative Approval Process

In 2014, the CVRD posted an “alternative approval opportunity” to adopt
Service Establishment Bylaw No. 3816 — Cowichan Valley Hospice Society
Annual Financial Contribution in the amount of $62,500 per year. Unless
at least 10% (6,670) of eligible electors within the service area indicate
that a referendum must be held by submitting a signed original Elector
Response Form to the Regional District office by a certain date, the CVRD
may adopt the bylaw. The cost to property owners within the CVRD with a
property assessed at $100,000 is approximately $0.50 per annum. For a
property assessed at $400,000, this would be about $2.00 per annum.

Example 2 — Referendum

In 2008, the CVRD asked eligible electors to vote during the municipal
elections on a referendum for the establishment of a Regional Parkland
Acquisition Fund Bylaw. The bylaw was passed, and revenues for the fund
exceed $700,000 per year. The cost to property owners is about $5 per
annum for a property assessed at $100,000, and for a property assessed
at $400,000 the cost is about $20.

For both examples, the annual cost of these services is recovered by property

value taxes requisitioned and collected on the basis of the net taxable value of

land and improvements with in the service area.
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Revenue used to finance regional
district operations and services is
generated through property

taxes, fees and other charges.

Unlike municipalities, regional
districts are required to match
the benefits and costs of its
services to the people that
benefit from the services. In
other words, residents pay for

the services they receive.
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“Governance determines who
has power, who makes
decisions, how other players
make their voice heard, and

how account rendered.”

Institute on Governance, Canada

Two other initiatives are being considered:

*  CVRDis currently reviewing a proposed increase in taxes to provide
additional annual revenues to the Parkland Acquisition Fund, increasing
the cost to residential property owners to $6.29 per $100,00 of a
property’s assessed value. The annual revenues generated for the fund
would increase to $958,000 per year.

Table 1: Cost to Residential Property Owners for CVRD Property Tax Levy

Cost to Cost to
Annual Property Owner Owner

Contrib Tax Value per per
ution (per $1,000) $100,000 $400,000
Assessment Assessment

Proposed
Hospice Society $62,500 0.050 $0.50 $1.98
Fund

Existing Parkland

Acquisition Fund $715,000 0.500 $5.00 $20.00

*  The Comox Valley Regional District recently tested the willingness of
residents, on a non-binding basis, to fund initiatives to address
homelessness on an ongoing basis through a property tax levy. Voters
were asked whether they would be willing to pay $0, up to $5 annually, or
up to $10 annually to reduce homelessness. The results were:

e S0=4,235voters
e UptoS5=3,662 voters

e Upto $10 = 6,866 voters

GOVERNANCE

The United Nations Development Program sets out a set of principles that are
widely accepted in relation to “good governance”:

* Legitimacy and Voice;

e Strategic Vision;

*  Accountability and Transparency ;

e  Fairness; and

* Responsiveness, Effectiveness and Efficiency.

The vast majority of HTFs are established by a local government bylaw
(legitimacy and vision). The local government(s) Board or Council, whether or
not delegated to another entity, is accountable to local taxpayers (fairness,
transparency, and effectiveness).
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* Inrare cases, such as the Canadian Society of Housing Trusts (CSHT), the
trust is set up by a private entity. In this case, a private developer, Classic
Communities, now joined by other private developers in Alberta and
Saskatchewan, established the society to administer trust funds provided
by developers of “affordable housing” to purchasers of their homes. The
CSHT is governed by a Board of community members.

GOVERNANCE OPTIONS FOR A HOUSING TRUST FUND

There are several options for establishing the governance framework for a
HTF. In the context of a BC Regional District, there are four options.

°  Option 1: Decisions made collectively by RD Board members of all
partnering municipalities and EAs.

* Reasons For
¢ RD’s elected officials and administrative staff are familiar with
reserve funds as a local government finance measure.

* Function can be added to existing RD administration with
modest allocation of staff resources.

¢ Decisions remain in the hands of elected officials.

* Reasons Against
* Decision-making regarding which applicants should receive
funding may be contentious among Board members.

* RD Boards already have responsibility for many functions.

°  Option 2: Decision-making delegated to an existing community non-profit
Board (no RD elected officials participate).

* Reasons For
* A non-profit organization with interest and knowledge of
affordable housing could be viewed favourably by regional
residents for managing the Fund.

* Reasons Against
* Non-profit organizations are less familiar with reserve funds
than the RD’s administration.

* Decisions do not remain in the hands of elected officials.

°  Option 3: Regional District names an existing community non-profit Board
to administer the program and make recommendations to the regional
district Board.

* Reasons For
* A non-profit organization with interest and knowledge of
affordable housing could be viewed favourably by regional

residents for administering the Fund.

* Decisions remain in the hands of RD elected officials.
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* Reasons Against
* Non-profit organizations are less familiar with reserve funds
than the RD’s administration.

*  Option 4: Decision-making to a new authority incorporated by the RD,
where the RD is the sole shareholder. The Board members would include
community members and RD elected officials.

*  Reasons For
* Brings together community members and elected officials to
make decisions regarding applications for funding. A wider
range of perspectives is brought to the discussion.

* Function can be resourced by existing RD administration with

modest allocation of staff resources.

* Reasons Against
* Longer timeframe to establish another corporation — legal fees

and incorporation fees.

ADMINISTRATION

Administrative responsibilities vary by HTF, but, typically, would include:

*  Working with the HTF’s governance body to identify specific eligibility
criteria for a proposed project, including such matters as client groups
being served, assurance of primary funders for capital costs and operating

subsidizes, and meeting the local government’s affordability measures.

°  Maintaining an up-to-date list of non-profit housing providers or other
societies that may be interested in the potential use of HTF funds.

*  Preparing application forms and either rolling out calls for proposals
periodically, or accepting applications on an ongoing basis. A best practice
that one HTF has adopted is to coordinate the timing of its call for
applications with other funding programs.

*  Meeting with potential applicants prior to application submissions.

*  Reviewing applications and preparing reports with recommendations to
the governing body.

*  Monitoring projects quarterly during development and annually once
operational.

The cost of administrating a HTF will vary depending on the type of
governance structure, population base, and level of activity (e.g., frequency of
call for applications, number of applications). The more complex the fund — for
example, involving land acquisitions and dispositions — the more funding
would be needed for staff and legal services.
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ELIGIBILITY

As noted in bullet one above, eligible applicants and eligibility criteria would
be an early activity of the governance body. Applicants could include non-
profit housing providers of affordable rental or special needs housing.
Partnerships with private developers would be encouraged to provide
innovative housing solutions, including those focussed on entry-level
partnerships. Consideration may also be given for one-time grants for low
income seniors who need to make renovations or repairs to their home in
order to continue to live independently

*  Eligibility would be based on housing needs established by the governance
authority and updated to meet the findings of future studies. In most
HTFs, the focus of funding is on projects that serve a range of low and
moderate income housing needs.

COST RECOVERY | REVENUES

Pursuant to Division 4.2 of the Local Government Act, there are a number of
ways a Regional District may recover the costs of a service, including:

*  Property tax requisition of municipalities, and the Surveyor of Taxes for
Electoral Areas;

*  Community Amenity Contributions; and

*  Revenue from other sources such as a grant, gift or investment.

PROPERTY TAXES

Property taxes are primary way that regional districts fund the services they
provide, whether to all of the region, or a specific area.

Regional Districts do not have statutory authority to collect taxes directly. For
properties in Electoral Areas, the BC Surveyor of Taxes levies and collects
taxes. Once collected, the Surveyor then forwards the funds to the regional
district. This is the same process that municipalities follow — the municipality
levies and collects the taxes from properties within their boundaries, then
forwards the funds to the regional district.

The Capital Region’s Regional Housing Trust Fund is an excellent example of
how important property taxes are to building revenues.

*  The RHTF was established in 2004 through a tax requisition issued each
year to participating municipalities. When the fund began in 2005, six local
governments were participating, contributing about $600,000. In 2014
there are 12, contributing more than $900,000 annually to the fund (the
target is $1 million). Further information is available in Appendix A.
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Example: The City of Richmond,
with a population of 202,000 and
growing about 2,000 annually, is
contributing up to $20.8 million
over five years from the current
and future Affordable Housing
Reserve Fund to assist with
construction of affordable
seniors’ housing.

COMMUNITY AMENITY CONTRIBUTIONS

Local governments in BC, particularly larger municipalities that are
experiencing development growth, are increasingly relying on two
mechanisms as part of a rezoning process to secure additional amenities —
density bonusing (Section 904 of the Local Government Act); and Community
Amenity Contributions (CAC), which are negotiated between the applicant/
developer for a rezoning and the local government. These amenities may be in
the form of provision of the amenity or cash-in-lieu. In the latter case, these
funds are directed to reserve funds.

*  City of New Westminster — Housing Reserve Fund — 30% of all density
bonusing revenues; funds used for capital projects and enables the City of
partner with government agencies and non-profit housing providers.

CACs are typically negotiated on a project by project basis, and are not tracked
and published by one source for all BC local governments. However, in 2012,
Metro Vancouver produced the report, What Works: Affordable Housing
Initiatives in Metro Vancouver Municipalities. The survey of regional
municipalities found that the measures determined to be most effective at
facilitating emergency, transitional and supportive housing, as well as non-
market housing were long-term leases of city-owned sites, affordable housing
reserve funds, and housing agreements.

In its report, Metro Vancouver profiled eight housing projects —emergency
and transitional housing and low-end of market or market rental. Four of the
eight had benefited from funding through an Affordable Housing Reserve Fund:

*  Chesterfield House in the City of North Vancouver (mental health
clients);

e Loreen Place in Victoria (low and moderate income families);
e Kiwanis Towers in Richmond (low income seniors); and

*  The Poppy Residences in Burnaby (moderate income seniors)

HTFs have also been a source of funding for entry-level homeownership,
including:

*  Whistler Housing Authority (resident employees and retirees);
and

e  (City of Langford (moderate income households).
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LAND SALES

Some local governments own land, which can be sold and directed towards a
HTF. For example, the City of Saskatoon’s Affordable Housing Reserve receives
most of its funding from revenue generated on the sale of City-owned lands.
The revenue is not a levy on top of the sale price of land, but is a redirection of
some of the profits from land sales.?

GIFTS

All levels of government may receive gifts, and issue a tax receipt for
charitable purposes. Only those non-profit societies that are registered as a
charity may issue receipts for tax purposes.

GRANTS AND EXPENDITURES

The most common use of local governments’ HTFs for housing are providing
grants to non-profit housing providers and, with specific requirements, to
developers for capital purposes. Depending on local circumstances,
expenditures from HTFs may also be used to offset property taxes and certain
developer fees, land acquisition, and to cover the administrative and legal
costs of a HTF.

CAPITAL GRANTS

Grants can be made towards the construction, rehabilitation, and acquisition
of affordable housing units. Examples include:

*  The CRD’s RHTF provides capital grants of $5,000 to $15,000 per unit.
Projects must demonstrate that the funds can leverage a minimum of $5
in additional funding to every $1 granted. By 2009, the funds were
leveraging an average of 15 to 1;*

e City of North Vancouver — Chesterfield House, a 24-unit home for mental
health clients, received $40,000 from the City’s HTF to cover the costs of
connecting to a neighbourhood district heating system;

e City of Richmond — Kiwanis Towers, a 296 unit seniors’ complex received a
municipal contribution of $18,421 per unit from the HTF and other
municipal contributions. Richmond is contributing up to $20.8 million over
five years from current and future allocations to the City’s Affordable
Housing Reserve to assist with construction. A further contribution of
approximately $3.3 million came from the City to cover development cost
charges, service cost charges and municipal permit fees; and

e City of Victoria and CRD — Loreen Place, 52 units for low and moderate
income households with children, received $7,115 per unit from the two
HTFs.

3 City of Saskatoon Affordable Housing Reserve (http://www.saskatoon.ca/DEPARTMENTS/Community%20Services/

PlanningDevelopment/NeighbourhoodPlanning/Housing/Pages/AffordableHousingReserve.aspx)

4 CRD RHTF Business Case Review and Consideration, 2009
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SALE OR LEASE OF LAND

There are also municipalities that are involved directly in land purchases and
sales and access funding for these activities, including legal services, from their
HTP, for example:

*  The City of Kelowna uses its Housing Opportunities Reserve Fund to
acquire lands suited to development opportunities that would include
affordable housing.> The lands, are to be leased from, or sold by, the City
to non-profit groups, government bodies or developers to provide housing
by means of a public/private partnership agreements or a memorandum
of understanding, subject to those lands being acquired: (a) within, or in
close proximity, to an Urban Town Centre; and within multiple housing
future land use, mixed residential commercial designations, or commercial
designations. (City of Kelowna Bylaw 8593, 2012)

ADMINISTRATIVE AND LEGAL COSTS

As referenced earlier in this section, the cost of administrating a HTF will vary
depending on a number of factors. The more complex the fund, the more
funding will be needed for staff and legal services. Some HTF’s recover
administrative and legal costs from their revenues, for example:

*  The revenue of the City of Richmond’s HTF has grown over a number of
years, and is an important source of funding for non-market projects. The
administrative and legal costs associated with its operations have also
grown, and the City amended the original establishment bylaw to permit
funds from the HTF to be used for these purposes.

5 City of Kelowna Financial Incentives (http://www.kelowna.ca/CM/Page1859.aspx)
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5. COWICHAN VALLEY REGION -
BUSINESS CASE

Sections 2 and 3 of this report provided the statutory framework for additional
services being considered by any of BC's regional districts; the governance,
administrative and cost-recovery options for a HTF; and examples from other
local governments arrangements for establishing and administering a HTF.

This section focusses on a business case for a Cowichan Valley Regional
District Housing Trust Fund.

COSTS OF A COWICHAN VALLEY RHTF

The costs of administering a HTF would be fairly modest. It is estimated a need
for approximately 0.3 of a Full Time Equivalent (FTE) to establish and launch
the fund. Once the HTF is operating, staff time is likely to be less, except at
times when there is a call for applications. An additional amount should be set
aside for such matters as communications and legal fees.

e |If the CVRD were to administer (or delegate to another body), a separate
Service Administrative Bylaw would also need to be adopted in which the
annual cost of administering the RHTF is set out. For example, the annual
cost of administering the CRD’s RHTF is set to not exceed 5% of annual
revenues of currently about $1 million, resulting in an administrative cost
of $50,000.

RAISING AWARENESS FOR A RHTF

Collectively, CVRD and RAHD have put considerable time, research, and effort
into raising community awareness of housing needs and measures required to
address these needs. If the CVRD is amenable to establishing a Cowichan Region
Housing Trust Fund, additional efforts are likely to be needed to communicate
the value and proposed key elements of such a fund. A communications plans
would need to be developed, but would likely involve “plain language”
information (web, print), and meeting and speaking engagements with local
organizations and service clubs.
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In the Capital Regional District the Regional Housing Trust Fund was the product
of eight years of effort on the part of many individuals and organizations.®
Fortunately, as the pioneer for RHTFs in Canada (and still the only one), the CRD
RHTF has laid much of the groundwork for other regions to follow.

GRANTS AND EXPENDITURES

Assuming the RHTF was able to generate between $500,000 plus annually,
depending on the determined uses of the HT funds, it may be advisable to let
the fund grow for five years before major disbursements are considered. With
interest rates continuing to remain at historic low levels, the fund is not likely
to grow substantially. Growth at a 2% interest rate would be:

e $500,000 annually would generate a total to just over $2,654,000.

USING THE RESERVE FUND

The specific principles and purposes of the Cowichan RHTF would be
established as part of the CVRD bylaw. Assuming the HTP’s focus will be
helping to fund new units of rental housing for low and moderate income
households, and for renovations and adaptations to older affordable housing.
For illustrative purposes, the consultants have prepared an Order of
Magnitude (OOM) cost for a new one-bedroom rental unit.

Construction of New Rental Units

Based on an annual RHTF revenue of $500,000 and a capital grant of $12,000
per unit, the RHTF could contribute to the creation of about 16 new units per
year. Note: this does not factor in the costs to administer the RHTF.

An OOM cost to construct a new one bedroom affordable rental housing unit
is approximately $120,000. This is based on a 600 square foot unit and a total
development cost of $200 per square foot, including $150 per square foot for
construction and S50 per square foot for soft costs (25% of the total cost). This
assumes that the soft costs include the cost of land — either the developer
already owns the land, or the land can be obtained at low to no cost.

The following summarizes the above calculations:
*  Estimated construction cost (1 bedroom unit) $120,000
e Deduct RHTF capital grant ($12,000)

e Deduct borrowing capacity from $311 monthly
rent (561,000)

* Additional funding required $47,000

Downpayment Assistance

6 Community Conversations — Mobilizing the Ideas, Skills, andPassion of Community Organizations, Governments, Businesses

and People, Paul Born, 2008
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If the Cowichan RHTF were to establish funding for entry-level homeowners as
one of its purposes, the fund could assist up 32 units per year. The focus would
be on families that have incomes in range of $37-$47,000 (2011 dollars).

The funds could also be used to acquire an existing (apartment) building or
renovations for an existing building.

HOUSEHOLD INCOME LEVELS IN THE COWICHAN VALLEY

For information purposes, Table 2 shows income variations in the median
income of couple families, lone parent families, and single person households
in the Cowichan Valley Region in 2011. Incomes are also derived for moderate
income households (80% of median) and low income households (50% of
median).

*  The Vancouver Island Real Estate Board indicates a benchmark price for
apartments in October 2014 of about $125,000. If the RHTF provides
downpayment assistance of $6,250, the mortgage amount would be
$118,750 and monthly mortgage payments would be $579, based on a 25
year amortization period and 3.71% interest rate.

e Alone parent family with a moderate annual income of $25,120 could
afford approximately $670 a month in mortgage costs.

Table 2: Low & Moderate Household Incomes, Based on CVRD Median Household Income

Household . Low Income Moderate
Median Income

Type (50%) Income (80%)

Couple Families $73,660 $36,830 $58,928

Lone Parent

Families $31,400 $15,700 $25,120

Single Person

Households $24,900 $12,450 $19,920

Source: Statistics Canada, Family Data Tables, Taxfiler Data Base, 2011
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COST RECOVERY FOR A COWICHAN RHTF

For the purpose of the business case, it is suggested that $500,000 be the
initial target for a CVRD HTF. The CRD’s RHTF target is $1,000,000 annually.
(Note: Refer to Appendix C for other funding targets).

The proposed cost recovery would be primarily through a region-wide
property tax requisition, supplemented by additional, less predictable sources
of revenue, such as: from funding programs as they arise from federal and
provincial levels of government through one-time injections; from community
amenity contributions secured during a rezoning; or from donations.

TAX REQUISITION OF PARTICIPATING MUNICIPALITIES
AND ELECTORAL AREAS

The CVRD may requisition member municipalities and the Provincial Surveyor
of Taxes to collect taxes from participating municipalities and Electoral Areas
(EA). In this option, each year the CVRD would calculate each participating
municipality's and EAs’ contribution based on an equitable allocation.

Table 3 shows the estimated annual financial contribution each municipality
and Electoral Area would need to contribute, based on a total annual
contribution of $500,000. Note: This amount is hypothetical, and for
illustrative purposes. The total amount would be realized only if all
municipalities and EAs choose to participate, and all assessment classes are
included.

The proposed allocation for each jurisdiction is based on 50% of the

jurisdiction’s percentage of the total property assessments and 50% of the There are alternative ways to
jurisdiction’s percentage of the total population. The information is drawn calculate the cost allocation,
from the BC Ministry of Community, Sport and Cultural Development’s 2013 including using only property
local government statistics. assessed values. For the purpose
e Toillustrate, for the City of Duncan, the calculation would be as follows: of this business case, the

consultants chose a combination
e Assessments (606,300,935 / 12,904,489,212) x 50% + Population

of assessment and population, as
(4,932 / 76,088) x 50% = 5.59%.

does the Capital Region RHTF.
e Based on a total annual contribution of $500,000, and an

apportionment of 5.59%, the estimated annual contribution for
Duncan would be $527,950.

* If expressed on a per capita basis, the additional property tax
works out to be an average cost of $5.66.

* Here are some scenarios based on participating jurisdictions:

* Duncan, North Cowichan, Ladysmith and Lake Cowichan — $271,700
* The above four municipalities + Electoral Areas A to C— $393,100
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Table 3: Cost Breakdown by Jurisdiction, Based on a Total Annual Fund Contribution of $500,000

Apportionment

Jurisdiction Name TAotaI Propert}/ 2011 Cerlsu: 50/50 Estimate_:d A_nnual
ssessments Population (asa%) Contribution
Duncan, City $606,300,935 4,932 5.59% $27,950
North Cowichan, District $4,348,059,826 28,807 35.78% $178,900
Ladysmith, Town $1,122,114,602 7,921 9.55% $47,750
Lake Cowichan, Town $377,358,351 2,974 3.42% $17,100
Mill Bay/Malahat, Area A $905,378,854 4,393 6.39% $31,950
Shawnigan Lake, Area B $1,548,060,678 8,127 11.34% $56,700
Cobble Hill, Area C $875,965,834 4,796 6.55% $32,750
Cowichan Bay, Area D $536,998,533 2,971 4.03% $20,150
Cowichan Station, Area E $569,805,922 3,854 4.74% $23,700
Cowichan Lake South, Area F $411,404,792 1,649 2.68% $13,400
Saltair/Gulf Islands, Area G $581,912,946 2,221 3.71% $18,550
North Oyster/Diamond, Area H $542,486,398 2,332 3.63% $18,200
Youbou/Meade Creek, Area | $478,641,541 1,111 2.58% $12,900

Total/Average $12,904,489,212 76,088 100% $500,000

1. Total property assessment is for all tax classes and follows the CRD RHTF model that uses Hospital Purposes Assessments.
2. Population excludes people living on reserves.

Source: Regional & Municipal Government Statistics, BC 2013, Min. of Community, Sport & Cultural Development

As the CVRD is generally
experiencing slow growth, in the
the potential to raise funds
through Community Amenity
Contributions is modest.

COMMUNITY AMENITY CONTRIBUTIONS

Typically, community amenity contributions are negotiated for multi-family

market residential buildings. In growing communities with an abundance of

multi-family housing development, these have been would be a good source

of funds for a HRF. However, in Cowichan, where this type of development is

sporadic, other sources such as property taxes, perhaps supplemented by a

few projects where a community amenity charge could be negotiated, are

more realistic. As the CVRD is generally experiencing slow growth, in the short

term the potential to raise funds through development levies is minimal.
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OTHER GOVERNMENT FUNDING

Periodically, funding may be available from governments based on short-term/
one-time initiatives. For example, in 2012, the Vancouver Island Health
Authority (Island Health) distributed one-time grants to regional districts for
initiatives to address homelessness and to support healthy communities. CVRD
received $580,000.

CONCLUDING COMMENTS

As described earlier in this report, from a private sector perspective, financial
indicators are the most significant factor in a “business case” for a proposed
spending initiative. In the public and non-profit sectors, the business case is
broader, taking into account important social and economic benefits.

*  From the research undertaken by RAHD for a number of years, together
with the findings of the 2014 Cowichan Region Needs Assessment, an
Housing Trust Fund would be an initiative that could make an important
societal contribution to residents of the region. There would be additional
local economic benefits during construction and ongoing operations by
non-profit housing providers.

Affordable housing needs are not confined to any one municipality or Electoral
Area in the Cowichan Valley. If a region-wide approach were undertaken, the
CVRD, member municipalities, and electoral areas working together could be
more effective, and have a greater impact than working independently. Having
a stable, ongoing source of funding enables these jurisdictions to set long term
goals and priorities together, pool their funds, and allocate them in as efficient
and cost effective manner as possible.

Establishing a housing trust fund in the Cowichan Valley would be a significant
step. It would be a base, from which funds could be leveraged from other
contributors towards supporting the creation of new rental and special needs
housing, the regeneration of older housing, and possibly entry-level home
ownership.
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APPENDIX A

Examples of Housing Trust Funds
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Regional Housing Trust Fund Capital Regional District (CRD)

Year Established 2005 (by the CRD Board)

Type of Housing Trust Regional Housing Trust Fund

The Regional Housing Trust Fund Commission oversees the fund and advises the
CRD Board on its operation and administration on the disbursement of funds to
eligible projects.

The CRD Board Chair annually appoints elected officials from the participating
municipal councils and electoral ares to the Commission.

Bylaw 3266 established the service to provide capital funding for the development
and retention of housing that is affordable to regional residents. The participants in
Governance the service include the municipalities of Central Saanich, Esquimalt, Metchosin,
North Saanich, Oak Bay, Saanich, Sidney, Sooke, Victoria and View Royal, and the
Salt Spring Island and Southern Gulf Islands electoral areas.

Bylaw 3294 established the Regional Housing Trust Fund Commission to oversee
the Fund and advise the CRD Board on its operation and administration on the
disbursement of funds to eligible projects.

The CRD Board Chair annually appoints elected officials from the participating
municipal councils and electoral areas to the Commission.

Administrative Framework CRD’s Housing Secretariat acts as Administrator of the Regional Housing Trust Fund

Revenue Sources The CRD receives funding from participating municipalities through tax requisitions

To provide capital funding for:

1. The acquisition, development and retention of housing that is affordable to
households with low or moderate incomes in the Capital Region.

2. To facilitate social and economic investment in affordable housing and leverage

additional funds, primarily from senior levels of government and the private sector.
Purpose of Funds

3. To assist people in core housing need, primarily those in the lowest two
quintiles of regional household income as established in the most recent
Canada Census.

4. To facilitate achieving the strategic directions out-lined in the CRD’s Regional

Growth Strategy.

Eligible applicants include regional non-profit housing societies and private
developers, landlords and individuals.

Proposed project must demonstrate that the capital grant has a minimum 5to 1
Eligibility for Funding leveraging potential.

Targets tenants with incomes below the established median household income of
the latest Canada Census, and above Core Need Income Threshold (per CMHC and
BC Housing).
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Regional Housing Trust Fund Capital Regional District (CRD)

Applications are received on an ongoing basis. Following is an overview of the process:
1. Proponent submits a Letter of Intent to the RHTF Administrator.

2. Administrator presents to RHTF Commission for review and recommendation to
proceed with full application (or not).

Application for Funding Proponent submits a full application to the Administrator.

4. Administrator presents application to RHTF Advisory Committee for review with
recommendation either to grant funds, request more info or reject.

5. RHTF Commission reviews the Advisory Committee’s recommendation and, if in
agreement, makes recommendation to CRD Board of Directors to fund.

6. CRD Board votes.

Funding Revenue - 2013 Total tax requisition for 2013 = $910,585
Total Funds to Date $6.8 million approximately

Best Practices n/a

Lessons Learned n/a

$5.9 million granted from 2005 to 2012 valued at $78 million.

This totals 478 units (housing for over 150 families), including 328 units of new

Comments . . . .
construction and 150 units acquired/ retained.
It took 8 years to create the RHTF with the input of many.

Source https://www.crd.bc.ca/about/what-we-do/affordable-housing/regional-housing-
trust-fund

Contact Henry Kamphof, 250.360.3081
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ARCH (A Regional Coalition for Housing) Housing Trust Fund

East King County, Washington, USA

Year Established

1993

Type of Housing Trust

Regional Affordable Housing Trust Fund

Governance

Executive Board consists of executive level staff from 15 member cities and King
County, and supervises the Citizen Advisory Board and ARCH staff, and forwards
recommendations to member councils.

Citizen Advisory Board (CAB) consists of 12 to 15 community residents and housing
professionals who work with ARCH staff make recommendations on use of funds.
CAB works with ARCH staff to make and forward recommendations to Executive
Board for approval.

Trust fund process allows ARCH members to jointly administer their housing funds,
and assist the best available housing opportunities that meet the community’s
housing needs.

Administrative Framework

Staff consist of a combination of ARCH staff and staff loaned by member cities.

ARCH administers the trust fund and provides technical assistance to participating
jurisdictions.

Administrative Responsibilities

Coordinate calls for proposals (once a year) — 6 month process.
Pre-application conferences with potential applicants.
Monitor quarterly through the development period and annually once operational.

Technical assistance and planning services to member cities

Revenue Sources

Local general funds and locally controlled, federal Community Development Block
Grant funds.

Purpose of Funds

To create and preserve housing for low (and, in special circumstances, moderate)
income individuals and families in East King County.

Eligibility for Funding

Applicants may include: non-profit and private for-profit organizations, public
housing and development authorities, units of local government.

Eligible beneficiaries include: low-income persons, and in special circumstances,
moderate income persons (see comments)

Programs Funded

Capital grants for new development or acquisition/rehabilitation
Pre-development funding
Operating subsidies and rental assistance

Equity for homeownership and land acquisition

Application for Funding

One application round per year

Funding Revenue - 2014

$1.5 million

Total Funds to Date

$42 million
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ARCH (A Regional Coalition for Housing) Housing Trust Fund

East King County, Washington, USA

Coordinate timing with other funding applications.

Accept applications out of cycle for preservation and land opportunity acquisitions.
Keep application forms consistent (with other funding sources)

Some funds are redistributed rather than simply spent in the contributing
jurisdiction.

Partnerships are encouraged, especially with for profits, as this is seen as the best

way to increase the number of units, decrease the use of HTF dollars, and increase
the duration of the benefit.

Cooperates with local plans; i.e., East King County to End Homelessness.

Best Practices/Lessons Learned

Evaluate projects with an emphasis on cost effectiveness

As new construction is more costly, applications must demonstrate advantageous
location or best option to achieve project goals or to advance local area plans.

Use third party reviewers to review construction related costs.

Encourage consideration of alternative forms of housing.

Since 1993, member cities have made available $42 million to fund 2,952 housing units.

Emphasis is on low income, however funding provided for median income, especially
Comments homeownership opportunities.

Low income is defined as less than 50% of county median income

Moderate income is defined as less than 80%.

Source www.archhousing.org

Contact Klaas Nijhuus, knijhuis@bellevuewa.gov, (425) 861-3677
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Homeward Trust Edmonton (HTE)

2008

Year Established Originally began as two separate bodies — the Edmonton Joint Planning Committee
and Edmonton Housing Trust Fund

No longer operates as a true housing trust fund but a not-for-profit organization that
Type of Housing Trust uses a Housing First, community based approach, and administers funding from
senior levels of government.

The Board of Directors, with 4 of the 9 positions held by Aboriginal community

members, is responsible for making all project funding decisions, setting strategic

direction. The Board receives advice and expertise from the following:

- Project Review Committee — includes representatives from all three levels of
government, Alberta Health Services and others. Reviews funding applications and

Governance provides expert advice to the CEO.

- Aboriginal Advisory Council — acts as an advisor to HTE on matters relating to
Aboriginal issues and projects.

- Community Plan Committee — Mandated to prepare and update the Edmonton
Area Community Plan on Housing and Supports: 2011-2015, the foundational
document and guide for HTE’s decisions around housing, partnerships, etc.

Administrative Framework Operates as a non-profit organization.

- Monitor funded developments over a 10 to 20 year period to ensure they meet
Administrative Responsibilities their intended need and that funds are being used appropriately.

+ Operate and manage properties in need of improvement and support, when required.

- Government of Canada ($79 million since 2001)
- Province of Alberta ($43 million since 2009)
- City of Edmonton ($26 million since 2001)

- Community Partners

Revenue Sources

- Fund and coordinate the development of new housing units for individuals and
families who are homeless, at risk of homelessness, or in need.

- Helps clients access supported units in the marketplace.
Purpose of Funds
+ Funds are also used to coordinate the provision of support services, undertake

community planning and research, and raise awareness through events and
initiatives that promote ending homelessness in Edmonton.

Eligibility for Funding Homeless, at risk of homelessness, or in need

A well-developed process for rolling out and administering RFP application processes

Application for Funding
over the years

Amount in Trust - 2013 n/a (rely on senior government funding programs)

$82 million in funding to 84 housing developments
Total Funds to Date
Funded the creation of 1,900 new units

Best Practices/Lessons Learned Many years of RFP application processes they would be happy to share
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Homeward Trust Edmonton (HTE)

The Edmonton Housing Trust Fund was originally established in 1999 to provide new
and innovative sources and mechanisms for financing the acquisition and

Comments development of community-based housing for low and moderate-income households
in order to facilitate social and economic investment in the Edmonton Community.

Homeward Trust Edmonton no longer acts as a housing trust fund by definition.

Source www.homewardtrust.ca

Giri Puligandla, Director of Planning and Research
(780) 884-3895

Contact
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Canadian Society for Housing Trusts

Medicine Hat, Alberta

Year Established

2007 or earlier

Type of Housing Trust

Private

Governance

Board made up of community members

Administrative Framework

The Canadian Society For Housing Trusts, a non-profit organization, administers the
Mortgage Assistance Plan

Revenue Sources

Profits from private housing developers

Purpose of Funds

Administer mortgage financial assistance programs associated with private
developers’ affordable housing developments, originally starting with Classic
Construction Ltd.

Eligibility for Funding

Moderate income households

Application for Funding To CSHT CEO
Funding Revenue - 2013 $12,465,932
Best Practices/

n/a

Lessons Learned

At the time of sale, purchasers are given the choice of two options designed to assist
them in achieving home ownership. To protect the integrity of the financial assistance

Comments
program, and to ensure that the units remain affordable for future owners, certain
repayment requirements may come into play if a unit is sold or refinanced.

Source http://cshtrust.ca

Contact Darren Rud, CEO, 1 (888) 526-2154
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Saskatoon Affordable Housing Reserve

Year Established

1987

Type of Housing Trust

Municipal Affordable Housing Reserve Fund

Governance

City of Saskatoon

Administrative Framework

City staff administer the Reserve Fund, making recommendations to City Council
regarding funding for specific projects.

Revenue Sources

Revenue generated on the sale of city-owned lands, not as a levy on top of the sale
price, but a redirection of some of the profits from land sales.

Purpose of Funds

Originally set up to provide a 5% municipal contribution to federal and provincial
funding social housing projects, later increased to 10% for a wider range of
affordable housing projects.

Eligibility for Funding

Income targeted:
Within moderate Saskatchewan household income maximums for homeownership

Application for Funding

City staff accept applications (available on website) on an ongoing basis

Amount in Trust - 2013

$2 million

Total Funds to Date

$14.4 million from 1987 to 2007
$14.9 million from 2008 to 2012
$2 million in 2013

Best Practices/
Lessons Learned

Expanded programs to increase affordable housing options, including
homeownership, which began 5 years ago.

Follows the Housing Business Plan targets (2013 to 2022), which is updated with an

Comments .
annual report to keep up with current needs.
http://www.saskatoon.ca/DEPARTMENTS/Community%20Services/
Source PlanningDevelopment/NeighbourhoodPlanning/Housing/Pages/
AffordableHousingReserve.aspx
Contact Daryl Sexsmith, 306.975.7693
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Kelowna Housing Opportunities Reserve Fund

Year Established

2004

Type of Housing Trust

Municipal Reserve Fund

Governance

The committee’s mandate was to address quality of life for Kelowna residents from
the prevention perspective, under the guidance of the social policies in the City’s
Official Community Plan (OCP). The Committee helps the City work towards
ensuring that all citizens of Kelowna have access to adequate and suitable housing,
in accordance with the housing policies of the OCP. The Committee advises Council
on affordable, special needs and rental housing issues in the city.

An amalgamation of the former Community Housing Needs Committee and the
Social Planning Board, the Housing Committee consists of 12 members and could
include up to two councillors as non-voting liaison members.

Administrative Framework

Administered by City staff

Revenue Sources

The bylaw includes revenues:

(a) raised from property taxes;

(b) donated to the City for the purpose of the Reserve Fund;

(c) transferred from the sale of City-owned land;

(d) received as a percentage from the sale of market rate housing developed

pursuant to an applicable public/private

partnership; or

(e) as otherwise provided for in either or both of the Local Government Act and
the Community Charter.

Sources of funding are an amount allocated through the annual City Financial Plan

for the Housing Opportunities Reserve Fund and an annually budgeted amount to

provide some relief from development cost charges for affordable rental housing

Purpose of Funds

The money is used to acquire lands suited to development opportunities that
would include affordable housing. Land is then leased or sold to builders, non-
profit housing societies, developers and others to achieve projects that include a
proportion of affordable housing.

Eligibility for Funding

Affordability benchmarks (income-targeted), as defined in the Official Community
Plan, are published annually in information bulletins, using accepted
methodologies and data from Statistics Canada, BC Statistics and CMHC.
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Kelowna Housing Opportunities Reserve Fund

Applications for funding under this policy are accepted annually (until September
30th of each year) by the Community Planning Manager.
Staff reviews all applications and reports to Council, who identifies eligible
dwellings for rental housing grants by October 31st (one month later).
In order to be considered for affordable rental housing grants and/or partial
waiving of DCCs, the City requires the following:

An application form to be received no later than the deadline (September 30th);

Units to be identified for funding must qualify under the City’s definition of

Application for Funding purpose-built, affordable rental housing or non-profit affordable rental housing;

Units eligible for funding must be secured by entering into a housing agreement
with the City;

Written confirmation of other funding sources will be required for non-profit
affordable rental housing;

Dwellings qualifying for funding must be reasonably expected to be constructed
in the year the grant is awarded.

Funding allocations are identified and confirmed in writing by the City.

Grants will be applied at the building permit stage as a deduction from the
applicable costs.

Grants are combined with other financial incentives to provide relief from city

Best Practices
development costs to encourage developers to provide affordable housing

Amount in Reserve (2014) $1.8 million allocated to reserve fund in 2014 Financial Plan

The City of Kelowna offers $200,000 in grants to encourage the construction of
Comments affordable rental housing units. Funds are distributed based on the number of
dwellings that qualify.

Source http://www.kelowna.ca/CM/Page1859.aspx
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West Virginia (WV) Affordable Housing Trust Fund

Year Established

2001

Type of Housing Trust

State Housing Trust Fund

Governance

WV Legislature established a permanent dedicated source of funds through passage
of the WV Affordable Housing Trust Fund Act, which established a Board of Directors
for the Trust Fund.

Administrative Framework

The Board of Directors is responsible for the overall Trust Fund administration.

Revenue Sources

Initial funding sources: Private foundation and WV Housing Development Fund.

Starting in 2007: WV Legislature approved bill for county clerks to collect a $20 real
estate transfer fee to support Trust Fund. Since 2008, fees collected total $4.67 million.

Purpose of Funds

To assist WV communities in meeting affordable housing needs through financial
resources, partnerships and planning.

Eligibility for Funding

Non-profit organizations, local government units, public housing authorities and
regional or statewide nonprofit housing assistance organizations may apply for

Application for Funding

Contact administrator for info (many mis-links on website)

Funding Revenue — 2013

Approximately $800,000 awarded and about 200 units created.

Since 2001, the Fund has awarded $2.23 million to 45 organizations, creating 250
units (58,923 per unit).

Comments In 2013, county clerks collected $796,985 in transfer fees:
90% was allocated for funding projects ($717,286)
10% was allocated to administrative costs (579,699)
Source wvaht.org
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APPENDIX B

Housing Trust Fund Policy Report and Program Guide —
City of Coquitlam
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Coouitlam For Council

December 5, 2008
Our File:  10-5040-20/AFFHOU/2008-1
Doc #: 727285.v1

To: City Manager
From: General Manager Planning and Development

Subject: ~ Affordable Housing Reserve Fund Policy - Bylaw No. 3866, 2008
For: Council

Recommendation:
That Council give first, second and third readings to Bylaw No. 3866, 2008, a
Bylaw to establish an Affordable Housing Reserve Fund.

Executive Summary:
The establishment of an Affordable Housing Reserve Fund (Fund) is a key
strategic action in the City’s Affordable Housing Strategy (AHS) which was
adopted by Council in 2007. This report proposes a revised Affordable Housing
Reserve Fund for Council’s consideration. Council first considered this topic in
April 2008 and directed staff to obtain input from local housing stakeholders and
the development community prior to reporting back. The revised report
incorporates input received and includes a broadened focus. The proposed Fund
follows the principles of the City’s Affordable Housing Strategy. It is proposed
that both monetary contributions submitted through some development
applications and an annual contribution from the City’s General Revenue be used
to build and sustain the Fund. The Fund would be used to acquire land and
making it available for lease at a low cost and/or reduce or waive development
fees and charges in order to support affordable housing. The fund could also
provide contributions to the Land Sale Reserve Fund to help offset City costs
associated with providing lease sites and facilitating the construction of
affordable housing projects. As previously reported to Council, monetary
contributions for affordable housing have already been secured through several
recent major development applications in anticipation of the establishment of
the Fund. Bylaw No. 3866, 2008, which, once adopted, would establish the
Reserve Fund is presented to Council for consideration of first, second and third
readings.

This initiative responds to the corporate objective of supporting

neighbourhoods, specifically addressing the critical community issue and need
for affordable housing.
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Background:
At its April 21, 2008 Regular meeting, Council received a report outlining the
proposed establishment of an Affordable Housing Reserve Fund, a key strategic
action of the Affordable Housing Strategy which was adopted by Council in April
2007. The purpose of such a fund is to preserve and increase Coquitlam’s
affordable housing stock. Following direction set out in the AHS and using
information obtained through a scan of other municipal affordable housing
reserve funds, program principles and options for monetary contributions to the
Fund, as well as principles to guide the usage of the fund are proposed. Program
guidelines are also proposed to guide the administration of the Fund.

At its April 21, 2008 meeting, Council authorized staff to seek stakeholder input
on the proposed Fund and then report back with the results of the consultation
for Council’s further consideration of this proposed initiative. Staff have
consulted with the Urban Development Institute, Greater Vancouver
Homebuilders’ Association and local housing stakeholders on this issue. The
proposed Fund was received positively as a method of enabling the development
of more affordable housing, and suggestions for clarification of objectives were
received from the Urban Development Institute. In addition, the focus of the
Fund has been broadened to include projects that meet a range of housing needs
and have more limited senior government involvement, but would still be subject
to City Council approval. This broader focus is in recognition of the limited
availability of senior government funding and the need for the Fund to be utilized
as opportunities to contribute to affordable housing initiatives arise. With these
changes incorporated, the revised Affordable Housing Reserve Fund is now before
Council for first, second and third readings of Bylaw No. 3866, 2008 (Attachment
1), which would establish the Fund.

Contributions of monies for affordable housing have already been secured
through several recent, major development projects. In 2007, Mosaic contributed
$180,000 for affordable housing in conjunction with the redevelopment of the
Four Acres and Willow mobile home parks. This cash contribution was part of
Mosaic’s response to Council’s policy to assist residents who are displaced by the
redevelopment of mobile home parks. This money is being held in trust in a City
account until an Affordable Housing Reserve Fund is established. In addition, the
recent negotiations surrounding the redevelopment of Fraser Mills have resulted
in a cash-in-lieu contribution of $5 million which will be paid to the Fund in
increments. The first payment of $1.7 million will be made to the Fund prior to
the issuance of the Development Permit for Phase One of the redevelopment,
with subsequent payments of $1.7 million and $1.6 million made at Phase Five
and Phase Ten.

File #: 10-5040-20/AFFHOU/2008-1 Doc #: 727285.v1
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Discussion

Policy Context

Community Charter

Section 188 of the Community Charter provides municipalities with the authority to
establish Reserve Funds for various purposes. Council approval through a bylaw is
required in order to establish an Affordable Housing Reserve Fund.

Coquitlam’s Affordable Housing Strategy

The City’s Affordable Housing Strategy, developed in collaboration with a
community-based advisory group and adopted by Council in April 2007, is guided by
the vision that all residents of Coquitlam will be able to live in safe, appropriate
housing that is affordable for their income level. Affordable housing is defined as
housing that addresses the needs of low to moderate income and special needs
households and has a shelter cost of less than 30 percent of a household’s income.
This definition includes all components of the housing continuum - emergency
shelter, transitional housing, supportive housing, non-market housing, assisted
living, market rental housing and affordable home ownership.

The AHS identifies affordable housing reserve funds as a key municipal tool to help
preserve and increase Coquitlam’s affordable housing stock. A Fund could allow the
City to contribute, in partnership with other stakeholders, to initiatives that facilitate
the construction and/or retention of more affordable housing in the City. As directed
by the AHS, the AHRF policy review sets out options for Council’s consideration on
how funds are received and used. The AHS suggests that fund contributions could
include cash-in-lieu contributions through development incentives, a portion of
proceeds from City land sales, and/or a percentage of the City’s annual budget. The
AHS also suggests that the AHRF could be used to contribute to the development of
new affordable housing stock or the purchase of older rental units for non-market
housing. Each of these suggested directions have been examined in the context of
developing a fair and workable AHRF policy. The policy review also recognizes that
opportunities for monetary contributions for affordable housing have been emerging
through the development process. Council’s recent contributions of City land (528
Como Lake Avenue and a portion of the land at 3030 Gordon Avenue) for housing
projects under the Provincial Homelessness Initiative are examples of how the use of
City resources in partnership with resources from other stakeholders can facilitate
projects that address local housing needs. A Fund would enable the City to plan for
these types of contributions, and have a separate account to use for the purposes of
assisting in the provision of affordable housing.
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The Coquitlam Context - Need for Affordable Housing in the City
The Housing Continuum is an organizing concept used to describe the range of
housing needs and the different types of housing appropriate to different levels of

need.

Higher Need Lower Need
emergency | transitional | supportive | non- market home
shelters housing housing market rental ownership

housing | housing

Requires more public funding Requires less public funding

The AHS identified the need for lower cost housing at all points along the housing
continuum:

Extreme housing needs (emergency shelters, transitional housing, supportive housing):

e Approximately 160 homeless individuals have been counted in the Tri-Cities as
part of an ongoing outreach pilot project;*

e 91 homeless individuals were found in the Tri-Cities during the March 2008 Metro
Vancouver 24-hour Homeless Count, a 140% increase over the 2005 count;?

e The Tri-Cities Cold Wet Weather Mat Program is reporting full occupancy as well as
turn-aways in the first month of its 2008-2009 season;

e 2,800 Coquitlam households were at-risk of homelessness in 2001.?

Core housing needs”* (non-market and low-end market rental housing):

e The number of Coquitlam households on the regional wait-list for non-market
housing numbers 432 households, 59% (255) of which are family households;’

e Metro Vancouver’s draft 2008 Regional Growth Strategy estimates that Coquitlam
will need 4,950 new housing units that are affordable to low and moderate income
households in the next ten years.°®

* Hope for Freedom Society first and second Reports on Homelessness in the Tri-Cities, 2006-2007
? Greater Vancouver Regional Steering Committee of Homelessness
* INALHM (in core housing need and spending at least half of housing income for shelter) combined Census and
CMHC data, 2001.
* Core Housing Need — A measure of housing need established by CMHC. Households are in core housing need if
they experience at least one of three types of housing challenges - suitability (enough bedrooms for the size and
composition of the household), adequacy (unit should be safe and in good repair) and affordability (shelter costs
are in excess of 30% of the household’s gross income).
> BC Housing February 2008 data
® Our Livable Region 2040: Metro Vancouver’s Growth Strategy. Low income demand (social housing) is defined
as housing that is affordable to households with incomes below 50% of the median income for the region. Low
to moderate income is housing that is affordable to households with incomes between 50% and 80% of the
regional income. The demand for “affordable” rental housing is comprised of these two groups.
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The Coquitlam Context - Need for Affordable Housing in the City cont’d/
First-time home ownership:

e First-time homebuyers are finding it increasingly difficult to enter the
homeownership market. April 2008 data indicates that the median household
income for Coquitlam ($59,294 in the 2006 Census) is not sufficient to purchase
entry level housing in Coquitlam (a two-bedroom condominium apartment at an
entry-level price).”

e Home ownership is a generator of wealth and income security, and assisting low
and moderate income households to enter the homeownership market frees up
spaces in the rental market for other households in need.

Municipal Scan of Affordable Housing Reserve Fund Policies

Richmond, Vancouver, Burnaby, City of North Vancouver, Surrey, Kelowna and
Kamloops are among the British Columbia municipalities which have developed
AHRFs, which in some cases date back to the late 1980s, as a means to assist in the
provision of non-market housing. A survey of these municipalities determined that
each municipality responds to its unique context and associated level of desired
involvement in the provision of affordable housing. A summary table of municipal
affordable housing reserve funds in BC which provides more information on AHFR
contributions and fund balances is attached (Attachment 2).

Affordable Housing Fund Revenue Contributions

The municipal scan determined that while in most cases each municipality identified
multiple sources of AHRF revenue contributions to grow and sustain the fund, in
practice, only one or two of those sources generate revenue for the Fund. In North
Vancouver, Kelowna and Kamloops, the primary source of contributions to the Fund
comes from municipal general revenue. In municipalities such as Burnaby and
Richmond where density bonusing programs exist, major contributions to the Fund are
generated by those programs and are secured during the negotiation process with
developers. Contributions tied to density bonusing programs can be cyclical in nature
and typically contributions may not be sustained during downturns in the economy.
To address this issue, some municipalities ensure a steady stream of revenue to the
Fund through a fixed contribution from general revenue as it is recognized that
substantial fund balances are needed before an affordable housing project can be
undertaken in partnership with other parties. The City of North Vancouver (annual
general revenue allocation to the AHRF of $260,000) and Kelowna (general revenue
allocation to the AHRF of $200,000) are two municipalities that employ this approach.

" Housing Affordability in Greater VVancouver, May 2008, Dale McClanaghan and Associates.
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Affordable Housing Fund Allocations

All municipalities surveyed use AHRF money for capital projects which can take the
form of securing land, constructing new units, or purchasing existing rental stock.?
These expenditures take the form of acquisition of land which is then offered to non-
market housing providers on a leasehold basis, as well as reduction or waiving of
development fees, and direct cash grants to affordable housing projects. Richmond
and the City of North Vancouver also use the fund for related activities that are
necessary to support the development of affordable housing including research, legal
costs, and/or staffing. North Vancouver operates the Housing Initiatives Grant
Program to provide annual grants for non-capital projects of limited duration including
funding of housing task forces and research projects. The City of Richmond operates a
separate Affordable Housing Operating Fund to pay for staff to administer the Fund,
legal costs to implement the housing agreements and research services related to
further developing or updating the City’s AHS.

The municipalities which were surveyed vary in terms of the processes used to allocate
funds. Kelowna and Kamloops accept applications for the use of funds on an annual
basis whereas the other municipalities accept proposals for the use of funds as
opportunities arise. Competitive processes (Requests for Proposals and Expressions of
Interest) are used along with informal processes depending on the context. In each
case, Council approval for specific project funding is required.

A Proposed Affordable Housing Reserve Fund in Coquitlam: Policy and Operational
Considerations

Proposed Principles

The following principles are proposed to guide the development and implementation
of an Affordable Housing Reserve Fund for Coquitlam. These principles are consistent
with relevant policies in the Citywide OCP and the underlying vision and philosophies
of the Affordable Housing Strategy.

1. Housing Need
In order to meet some of the most pressing local housing needs as identified by the
Affordable Housing Strategy, the Fund will be targeted to projects that supply
affordable housing for low and moderate income family and single person
households®.

8 Surrey’s fund had originally been focused on assisting first-time homebuyers enter the housing market but
the focus has changed to projects that address homelessness. The funds are now administered by the recently-
established Surrey Homelessness Foundation, a body external to the City of Surrey.

® Low and moderate income will be defined as in the Regional Growth Strategy, where low income refers to
households with an income below 50% of the median income and low to moderate refers to households with
incomes between 50% and 80% of the median income.
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Proposed Principles cont’d/

1.

Housing Need cont’d/

Potential opportunities that support projects undertaken by the non-profit sector
include projects such as the proposed YWCA supportive housing at 528 Como Lake
Avenue and the proposed emergency shelter and transitional housing facility at
3030 Gordon Avenue as well as affordable home ownership projects such as those
built by Habitat for Humanity.

Partnership
The Fund will be used to partner with and supplement resources from senior
levels of government, non-market housing providers and the development
community to facilitate the development and retention of affordable housing.

Reducing Capital Costs of Affordable Housing Projects

In accordance with the direction outlined in the Affordable Housing Strategy, the
Fund is intended to contribute to reducing the capital cost of affordable housing
projects. The fund is not intended to support non-capital expenditures including
research, staff, legal costs or the ongoing operating costs of these projects.

Flexibility

The Fund will recognize the varying and evolving nature of opportunities to
contribute to affordable housing projects. An affordable housing project could
consist of new housing stock, the regeneration of older non-market housing, or the
purchase of older rental units to be managed by a non-market housing provider.

Sustainability

The revenue contribution sources and uses of the Fund will be structured so that
the Fund can be sustained over time.

Operational Considerations

Establishment by Bylaw

As stated earlier in this report, a Bylaw is required under Section 188 of the
Community Charter to establish an Affordable Housing Reserve Fund. Bylaw No.
3866, 2008, if adopted by Council would establish the Fund.

Revenue Sources

The municipal policy scan indicated that affordable housing reserve funds are a
long-term undertaking and that multiple sources of revenue are necessary to build
a substantial balance and to sustain reserve funds. Planning and Development
staff have worked collaboratively with Corporate Services staff in developing and
evaluating the following proposed revenue sources.
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Revenue Sources cont’d/

A.  Municipal Revenue Contribution

The municipal scan revealed that some of the cities surveyed use municipal
sources of revenue as a method of predictable contribution to their respective
Funds. Since revenue contributions secured through the development process are
tied to the performance of the economy and hence are cyclical in nature, revenue
contributions from a more stable, sustainable source are necessary to ensure a
workable Fund.

Staff in Corporate Services, Finance and Planning and Development have reviewed
options for municipal sources of revenue contributions to the AHRF and
recommend that an annual contribution be made from General Revenue by
increasing the City’s base budget to include a contribution to the Affordable
Housing Reserve Fund for a $50,000 per year increment to a maximum of
$200,000 annually. This approach ensures a sustained commitment to building
the fund and demonstrates Council’s commitment to supporting affordable
housing to the community. It is proposed that this contribution begin in 2010 and
increase by $50,000 per year to the maximum of $200,000 by 2013, with a
$200,000 annual contribution from that point on. It is recognized that the current
economic climate is placing a strain on City resources and the initiation of this
contribution would be subject to the improvement of the economic situation.

The Land Sale Reserve Fund may also provide an additional source of loaned
monies to support affordable housing projects.

B.  Revenue Generated Through Other Means

Through staff review and discussion, two additional options for generating
revenue contributions to the Fund through the development process are
presented for Council’s review and consideration:

Option1  Density Bonusing

Council recently approved the expanded use of density bonusing in the C-4 Town
Centre Commercial zone. Affordable housing is one of the community amenities
for which monies secured through density bonusing will be used.

Pros:
e Demonstrates developer commitment to supporting affordable housing;
e Contributions are cyclical in nature as they are tied to the economic climate -
funds generated could be substantial during strong market conditions.
Con:
e Downturns in economy could result in limited funding from this source.
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B. Revenue Generated Through Other Means cont’d/

Option 2  Cash-in-lieu from Negotiations with Developers on Major Rezoning
Applications
Negotiations through the rezoning process may result in cash-in-lieu
contributions for affordable housing. The redevelopment of the Four Acres and
Willow mobile home parks in 2007 and the recent Council approval of rezoning to
allow a mixed use community to develop at Fraser Mills are two examples of
recent major rezoning applications which resulted in cash-in-lieu contributions
for affordable housing.

Council’s Mobile Home Park Redevelopment Tenant Assistance Policy provides
some limited potential for revenue generation through the rezoning process. The
Policy considers the needs of residents who are being displaced due to the
redevelopment of their mobile home park and the associated impacts of the loss
of affordable housing. There are four remaining mobile home parks in the City
and implementation of the policy, during the rezoning process, may result in
cash-in-lieu of affordable units constructed on site. Any cash contributions
resulting from the implementation of this policy will be directed to the AHRF. As
noted above, $180,000 has been secured through the redevelopment of the Four
Acres and Willow Trailer Courts mobile home parks and is being held (in trust)
until such time as the AHRF is established. The potential for further revenue
generation through this method is limited, however, due to the small number of
mobile home parks remaining in the City and the opportunity for developers to
construct affordable housing units on-site.

The recent CWOCP amendment to allow for the comprehensive mixed use
redevelopment of Fraser Mills has created an opportunity to secure, through the
rezoning process, the inclusion of affordable housing units on site as well as a
phased cash-in-lieu contribution of $5 million in total for affordable housing.

The Urban Development Institute felt that clarity was required regarding the term
“major rezoning applications”. The wording agreed to in discussions between the
UDI and staff is that “major rezonings are those sites that are in themselves
comprehensively planned neighbourhoods”. The inclusion of affordable housing
at Fraser Mills is an example of this principle, where an affordable housing target
of ten percent of the total 3700 units as originally proposed by the applicant, was
written into the neighbourhood plan and development agreement for this new
community. The general guideline for affordable housing contribution on major
rezonings would be ten percent of units; however, it is recognized that on smaller
sites, a smaller percentage may be more achievable.
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B. Revenue Generated Through Other Means cont’d/

Option 2  Cash-in-lieu from Negotiations with Developers on Major Rezoning
Applications cont’d/

Pros:

e Demonstrates developer involvement in supporting affordable housing;
e Funds generated could be substantial.

Con:

e Downturns in economy could result in little or no gain.

Recommendations - Revenue Contributions to the AHRF

Based on a scan of other municipal programs, it is evident that creating a
successful AHRF is achieved by ensuring that funding is multi-sourced through
municipal and other sources, so that the Fund has the potential to develop to a
significant balance and is sustainable. The current economic downturn highlights
the need for a stable, predictable source of revenue contribution to help grow and
sustain the Fund to address the continuing issue of housing affordability.

In addition to the stable funding stream from General Revenue, it is
recommended that Option 1 (Density Bonusing) and Option 2 (Cash-in-lieu from
Negotiations with Developers on Major Rezonings) be used.

Itis also recommended that a review of the Fund be conducted every five years to
determine if the revenue sources are generating sufficiently to sustain the
program.

Allocation of Funds
The purpose of the AHRF is to maintain and increase the stock of affordable
housing in Coquitlam by helping to reduce capital costs of affordable housing
projects. Reducing capital costs could take different forms depending on the
nature of the proposed housing project.

The municipal scan revealed three methods used by municipalities to reduce
capital costs of affordable housing projects:

e Acquisition/lease of City land for new projects;

e Purchase of existing buildings or units to provide affordable housing;

e Reducing/waiving fees and charges;

e Direct monetary contributions to affordable housing projects.
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Allocation of Funds cont’d/
Option 1:  Acquisition and Lease of City Land for New Projects
Acquiring land for affordable housing projects and making it available for lease at
a low cost is one of the municipal roles and strategic actions identified in the
Affordable Housing Strategy and is something that the City is currently engaged in
with the contribution of 528 Como Lake and 3030 Gordon Avenues for projects
under the Provincial Homelessness Initiative. Leasing City land at less than market
or for a nominal value is a commonly applied method of municipal contribution to
affordable housing projects.

Pros:

e Anestablished municipal role and an established role for the City;

e City ownership of the land is maintained and the land and building would
revert back to City ownership upon expiration of the lease;

e landis an appreciating asset.

Cons:

e Would entail a large contribution to a single project;

e May take a significant amount of time to build a balance substantial enough to
purchase land and/or a significant loan from the Land Sale Reserve Fund.

Option 2:  Reducing/Waiving Fees and Charges

Another common method used for municipal contribution is for the municipality
to waive development fees and municipal Development Cost Charges (DCCs) for
affordable housing™. For example, the City of North Vancouver withdrew money
from its Affordable Housing Reserve Fund in order to lower the cost of fees and
charges for the North Shore Emergency Shelter as part of their contribution to the
project.

Pro:

e The Fund would provide a funding source to offset this lost revenue.

Con:

e May cause concern regarding precedent setting for other groups wishing to
have fees and charges waived.

% Section 933 (12) of the Local Government Act allows municipalities to waive Development Cost
Charges for non-profit rental housing.
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Allocation of Funds cont’d/

Option 3:  Purchase of Existing Buildings/Units to Provide Affordable Housing
The Affordable Housing Strategy suggests that the Fund could be used to purchase
existing housing stock. Opportunities may arise to use monies from the Fund to
purchase existing residential buildings or individual units that could be used for
various forms of affordable housing. City of North Vancouver and the City of
Vancouver have used funds to purchase existing rental buildings to secure
affordable housing. The buildings are owned by the municipality and leased to a
non-market housing provider who would operate the housing.

There may also be opportunities to purchase or contribute to the purchase of
individual housing units to provide affordable housing opportunities. The Seniors’
Temporary Housing Program based in New Westminster secures individual
housing units throughout the region to house seniors who may be homeless or at
risk of homelessness and are not accessing the emergency shelter system. The
program operators are currently investigating the potential for partnerships with
municipalities and the development community to assist in the acquisition of units
for this use. Further investigation into guidelines regarding City role and
involvement would be required.

Pro:

e A method of preserving existing, viable housing stock;

Con:

e Owning or contributing to the purchase of existing housing stock for lease to a
non-market housing operator would be a new role for the City.

Option 4:  Direct Monetary Contributions to Affordable Housing Projects
Money from the AHRF could be used to contribute cash directly to affordable
housing projects. For example, the City of North Vancouver has contributed
money on a number of different projects for items such as enhancing the exterior
finishes and accessibility features and for development costs related to the hydro
and geotechnical conditions of a site. The reserve funds of Kelowna and Kamloops
include provision for cash grants to projects that provide affordable non-profit
rental and affordable rental housing.

Pros:

e Provides more flexibility in contributing to projects as they arise;

e Could permit more modest contributions to projects.

Con:

e Direct monetary contributions are more appropriately covered through
funding sources available through BC Housing, Canadian Mortgage and
Housing Corporation and the Federation of Canadian Municipalities.
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Allocation of Funds cont’d/

Recommendation:

Staff recommend that Option 1 (Acquisition and Lease of City Land for New Projects)
and Option 2 (Reducing/Waiving Fees and Charges) be used as methods for
contributing to affordable housing projects as these methods closely align with the
roles and strategic actions outlined in the City’s Affordable Housing Strategy and
current City practice and will allow flexibility in the use of the funds as various
opportunities arise. It is also suggested that the purchase of existing rental housing
stock for affordable housing be investigated more closely should an opportunity
arise.

Program Guidelines

It is anticipated that both the City and non-market housing providers will investigate
opportunities to use the Fund. Program guidelines have been developed
(Attachment 4) to guide the use of the Fund. The program guidelines reflect the
proposed principles which are outlined earlier in the report.

Conclusion:
The establishment of an AHRF is a key strategic action in the Affordable Housing
Strategy adopted by Council in 2007. Based on the direction provided by the
Affordable Housing Strategy and the analysis of information obtained through a
scan of municipal affordable housing reserve fund programs, an Affordable Housing
Reserve Fund program is proposed that responds to Coquitlam’s context. The Fund
has been revised to reflect stakeholder input as well as further consideration of the
best use of the Fund. $180,000 for affordable housing secured through the
development process is currently being held in trust and $5 million has been
allocated for affordable housing on a phased basis in the Development Agreement
for Fraser Mills in anticipation of the establishment of an Affordable Housing Reserve
Fund. Bylaw No. 3866, 2008 which would establish the Fund is currently before
Council for consideration of first, second and third readings.

J.L. McIntyre, MCIP
CvP/Imc

This report was prepared by Cathy van Poorten, Social Planner and was reviewed by
Rob Innes, Manager Community Planning.

Attachments:

1. Bylaw No. 3866, 2008 (Doc# 526174v2)

2. Summary Table of Municipal Affordable Housing Reserve Funds (Doc# 523602v2)
3. City of Coquitlam Affordable Housing Reserve Fund Program Guidelines
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ATTACHMENT 3

CITY OF COQUITLAM
Affordable Housing Reserve Fund Program Guidelines

The following guidelines are proposed for the use of the City’s Affordable Housing
Reserve Fund.

10.

To qualify for use of AHRF funds, the proposed project must supply affordable
housing for low and moderate income family and single person households. Low
income households will be defined as households with an income below 50% of
the median income and low to moderate income households refers to
households with incomes between 50% and 80% of the median income.

Priority for fund contribution will be allocated to projects that include:

e Support services, particularly services focused on building the capacity of
individuals to improve their housing situation, in order to facilitate the
movement of households up the housing continuum; and

e Accessible and/or adaptable features.

Coquitlam residents must receive priority placement.
Projects targeting senior citizens must be designed with adaptable features.
Withdrawals from the AHRF will not exceed 50% of the balance of the Fund.

Use of the funding will be considered on an ongoing basis in order to utilize
funding and partnership opportunities as they arise.

Projects must demonstrate partnership between senior levels of government,
non-market housing providers, and private industry.

Projects must demonstrate confirmed sources of primary capital and operating
funding.

Applicants must demonstrate a solid record of housing development and
management and must provide financial statements and records for review.

Alist of community stakeholders interested in the potential use of these funds
will be established. Where opportunities arise for use of the funds, notification
will be sent to these groups. A competitive Request for Proposals process will be
used to determine fund allocation.
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APPENDIX C

Estimated Apportioned Annual Cost Analysis of a Regional Affordable Housing Trust in the Cowichan Region,
Municipalities and Electoral Areas
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