COUNCIL CORRESPONDENCE UPDATE TO APRIL 24, 2024 (8:30 a.m.)

Correspondence

(1)
(2)
()
(4)

(5)
(6)

(7)

April 17, 2024, regarding “Re: Lack of Traffic Control”
April 21, 2024, regarding Request for Map of Water System
April 21, 2024, regarding “Ambleside Pickleball Courts”

2 submissions, April 3, 2023 and April 23, 2024, regarding Proposed Council
Code of Conduct Bylaw

April 23, 2024, regarding “Pay parking by Smart Phones”
P. Hundal, April 24, 2024, regarding “Proposal to ban spark shoreline net
fishing for park purposes”

Committee and Board Meeting Minutes — Memorial Library Board meeting
February 21, 2024; Arts & Culture Advisory Committee Strategy Update
Subcommittee meeting March 19, 2024; and Board of Variance hearing
March 20, 2024

Correspondence from Other Governments and Government Agencies

(8)

Metro Vancouver (2 submissions), April 18, 2024, regarding “Inclusionary
Housing Policy Review — Final Report and Regional Model Policy Framework”

Responses to Correspondence

(9)

Staff Sergeant, Operations, West Vancouver Police, April 18, 2024, response
regarding “Lack of Traffic Control”
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From: s.22(1)

Sent: Wednesday, April 17, 2024 10:41 AM

To: pss@wvpd.ca; correspondence; Mark Sager
Subject: Re: Lack of Traffic Control

CAUTION: This email originated from outside the organization from email addressﬂ Do not click links or open
attachments unless you validate the sender and know the content is safe. If you believe this e-malil is suspicious, please report it to
IT by marking it as SPAM.

pursuant to my note of April 15th
today it was only two vehicles going through the flashing light at the crosswalk in dundarave, between 24th and 25th
the third vehicle which finally did stop, albeit rather reluctantly, was a west vancouver vehicle

I go to Delany's every day for coffee, and as such | quite often use the crosswalk on Marine Drive between 24th and 25th. | always
activate the flashing light, at best, cars may slow down.

Today, April 16, | activated the crosswalk light on the north side of marine drive and proceeded to the median., Five (5) cars went
through the flashing lights as | was waiting on the median of the crosswalk to cross the south lanes of marine drive. The rate of
speed of these drivers would have been between 60 and 70 KMPH.

Two weeks ago, | was also almost hit, at the same crosswalk, lights activated.

| went to the westvan police building to make a complaint. One can not do this, one has to telephone the traffic department, who,
as the receptionist noted, is either never there or merely does not like to talk to the public. | left a phone message with my contact
information. Call was never returned.

About a year ago | phoned the west van police and | was told that they were far to busy to patrol crosswalks.

As such | am advising both the police department and council, that if they take no action they are, in toto, potentially culpable of
involuntary manslaughter for any pedestrian injured at this crosswalk.

as an aside, | presume the the westvan police are not aware of the weekly hill climb (race) on cypress mountain



(2)

s. 22(1)

From:
Sent: Sunday, April 21, 2024 12:11 PM
To: correspondence

CAUTION: This email originated from outside the organization from email addressﬂ% not click links or open
attachments unless you validate the sender and know the content is safe. If you believe this e-mail is suspicious, please report it to

IT by marking it as SPAM.

Hello:

I need to know the map of water system of my property.l may have excavation of

the garden and repairing of irrigation system.

Looking forward to hearing from you,

s. 22(1)
s. 22(1)

West Vancouver
s. 22(1)




From: s. 22(1)

Sent: Sunday, April 21, 2024 1:16 PM

To: correspondence

Subject: Ambleside Pickleball Courts

CAUTION: This email originated from outside the organization from email address Do not click links

or open attachments unless you validate the sender and know the content is safe. If you believe this e-mail is suspicious, please
report it to IT by marking it as SPAM.

To Mayor Mark Sager and WV District Council members,

As a West Vancouver resident, and as a member of the North Shore Pickleball Club, | wish to thank
you for approving the development of Pickleball courts at Ambleside Park.

| am also grateful for the work that the members of the WV Pickleball Advisory Roundtable have
accomplished thus far.

| have been playing Pickleball for nearly 8 years and | am amazed at how popular the sport has
become. The North Shore Pickleball Club has over one thousand members and we desperately need
more courts. Last year, the NSPC introduced the game of Pickleball to over 1,000 school children on
the north shore.

Your truly,

West Vancouver, BC
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From: Gary Powroznik

Sent: Monday, April 3, 2023 4:32 PM

To: 'Mark Sager' <mark@westvancouver.ca>; 'Christine Cassidy' <ccassidy@westvancouver.ca>; 'Nora
Gambioli' <ngambioli@westvancouver.ca>; 'Peter Lambur' <plambur@westvancouver.ca>; 'Scott Snider'
<ssnider@westvancouver.ca>; 'Sharon Thompson' <sthompson@westvancouver.ca>; 'Linda Watt'
<lwatt@westvancouver.ca>; 'correspondence@westvancouver.ca'

Subject: Proposed Code of Conduct Bylaw No. 5229, 2023

Importance: High

| urge Council to Approve the Proposed Council Code of Conduct Bylaw No. 5229, 2023 for the
reasons set out below.

Background and Support for Approving the Council Code of Conduct

1. Mr. Penneton summarizes in the Council report dated March 20, 2023 (par. 5.1 and 6.2)
the reasons the BC Ministry of Municipal Affairs (“BCMMA”), the Union of BC
Municipalities (“UBCM”) and the Local Government Management Association (“LGMA”)
jointly developed the recommendation that all BC municipal councils adopt a Code of
Conduct, as a standard of best practice to discharge their duties.

2. lunderstand that BCMMA is the District of West Vancouver’s (“West Van”) regulator,
West Van is a member of UBCM and LGMA represents the professional association for
professionals involved in management of municipalities in the Province. These groups
have collaborated to develop a Model Code of Conduct to help each municipality adopt
a fitting code of conduct and make suitable modifications for their unique circumstances
where appropriate https://www?2.gov.bc.ca/gov/content/governments/local-
governments/governance-powers/conduct-of-locally-elected-officials/responsible-
conduct .

3. There are several problems right now with new Councils in certain BC municipalities
resulting in the BC Government hiring investigators to address them — see
https://www.cbc.ca/news/canada/british-columbia/lions-bay-council-situation-2023-
1.6742080 . Publicly reported information suggests that the problems with governance
by municipal councils are increasing.

4. Virtually all professions have codes of conduct for all their members which must be
adhered to for them to maintain their designation and employment. These include
lawyers, accountants, engineers, architects, teachers, doctors, nurses, dentists, other
health care professionals, real estate brokers, investment advisors, certified
management consultants and the list goes on. Also, directors and officers and other
staff are subject to codes of conduct of public companies, other large special purpose
organizations (e.g., Health Authorities) Not For Profit (NFP) and charitable
organizations, are also subject to codes of conduct. Overall, it is likely that a few
thousand WVan residents must currently (or previously) abide by codes of conduct in
various capacities, directly and indirectly.

5. The Mayor and Council in West Van are responsible for acting in the best interests of the
District and all its 44,000 residents. They have a fiduciary duty to oversee an annual



budget of $135 million and fixed and natural assets valued at well over half of a billion
dollars. This responsibility is akin to role of Directors of a major public corporation or
major organization like a Health Authority which operate with Codes of Conduct which
are in fact a tool for the directors to properly discharge their duties in a manner
expected by the stakeholders, the public the law and their liability insurers.

| personally have been subject to four different sets of codes of conduct as a CPA,
Licensed Insolvency Trustee, Licensee under the Real Estate Act in BC, and the Court
Rules when | am acting as an Officer of the Court in formal insolvency proceedings
throughout most of my 40+ years of professional practice. | have chaired and been a
member of professional conduct committees at both the BC and Canadian levels,
developing standards of conduct and dealing with complaints. In my professional and
Board roles, | have also dealt with many of the professionals, management, directors,
officers, and others mentioned in #4 above, of which likely 100+ are or were West
Van residents.

Prior to the October 2022 election, | interviewed the prior term’s Mayor and Council
members to determine why many of the key economic and community sustainability
issues facing West Van were not successfully addressed. One of the questions posed to
some of them was why the previous Council voted against proceeding with the Earlier
Code of Conduct. The answers | received for the negative votes were largely personal
concerns about the process of being held accountable for alleged breaches of the code
and having to defend oneself. No answers were provided about how the previous Council
could conduct good governance by not having a code of conduct, which is the foundation
of the recommendation for adopting a code of conduct. | was appalled by the lack of
commitment to accepting a code of conduct by the former Council. Not only did the
decision ignore the recommendation made by the regulator, UBCM and the LGMA, it
ensured that the governance of our own municipality did not meet the standards under
which so many WVan residents were operating by in their various endeavours. Virtually
every professional or person experienced with governance in a business, profession, Not
For Profit organization or other substantive organization | have spoken to agrees that
WVan Council should adopt an appropriate Code of Conduct.

Based upon my understanding, at least five members of the Council/Mayor are or were
previously members of a professional group and are, or were, subject to their respective
Codes of Conduct. The importance of being accountable to a Code of Conduct to
demonstrate competence and trust to act in the best interests of those they represent
should be well understood by them. Today’s Council has the opportunity to pass a Code
of Conduct and meet the best practice standards recommended by its regulator, the
UBCM and LGMA. Also, by doing so, it would be consistent with respecting the codes of
conduct of any fellow professionals in the individual Council members profession and
many West Van residents who have been subject to living by codes of conduct, in their
various capacities. Public opinion would be supportive.

Unlike in 2021, if Council does not approve a Code of Conduct, it must advise the BC
Government of the reasons for non-approval. It would appear to me that it will be
difficult for a new Council to provide any substantive reasons for rejection of the
recommended best practice for a Code of Conduct that | understand most if not all



other municipalities are adopting. In addition, normally underwriters providing liability
insurance for officers and directors would insist upon adoption of recommended risk
management or professional standards including adoption of an appropriate Code of
Conduct or the insurance could be withdrawn or ineffective and thereby expose
Council members personally.

10. The Report to Council of March 20, 2023, by Mark Penneton refers to the Earlier Code
and in Par. 6.4 describes the process for drafting these bylaws. | have assumed that the
changes from the Earlier Code have been incorporated by the Municipal Solicitor to
reflect the natural evolution of thinking and practice when new rules are adopted across
a wide sector. To some extent the Proposed Code now has the benefit of reflection of the
actual use by sister municipalities who have previously adopted a Code of Conduct.

Please do not redact my name, professional designations or email address.

Gary Powroznik, FCPA, CIRP, LIT
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From: s-22(1)

Sent: Tuesday, April 23, 2024 3:31 PM

To: Mark Sager; Nora Gambioli; Christine Cassidy; Linda Watt; Peter Lambur; Scott Snider; Sharon
Thompson; correspondence

Subject: Draft Code of Conduct (proposal)

Attachments: Model Code of Conduct (Draft) for WV Council 2024-04-23.pdf

CAUTION: This email originated from outside the organization from email addressm Do not click links or
open attachments unless you validate the sender and know the content is safe. If you believe this e-mail is suspicious, please report

it to IT by marking it as SPAM.

Your Worship and Councillors,

Defeat of the motion to read the draft bylaw on the above captioned subject was the
correct course action, in my opinion. I will not belabour the point. The question arises
of what action should Council now take to respond to the Provincial Government's
demand that our municipal council affirm a written code of conduct governing its
members' actions while holding office. Clearly, some measure must be agreed sooner or
later.

A code of conduct, or some other such undertaking, will in due course be adopted. It
need not be an overly legalistic or bureaucratic document. It should be short, and to the
point. It can be modelled after other organizations' code of conduct, or be a novation.

Having studied the question last year, and returned to it this week while perusing the
agenda of Monday evening's regular council meeting, I am taking the liberty now to offer
a proposed code of conduct for your consideration. The proposed code of conduct
appended hereto is comprised of two pages -- the body of the code forms the first page;
the members' and witnesses' signatures occupy the second page. I think that two pages
is sufficient to the purpose of a code of conduct, and I am mindful that the U.S. military
code of conduct is about as long as that and is considered to have the full force of law
for the purpose of governing its members' conduct.

I say this is a proposal, and it is drafted with that in mind. A competent solicitor could
correct the structure and wording, if needs be. But, I believe that a short document is
more likely to be effective than a longer, more prescriptive document, could ever
be. So, I recommend it to you and all of you, for your consideration. I seek no
acknowledgement, whatsoever. If it meets your needs, then take it as your
own. Amend, vary or revise it as you will; keep it short and to the point, but make sure
it encompasses every aspect of conduct becoming a member of council as you would
want that conduct to be and seen to be.

Regards

s. 22(1)



MODEL CODE OF CONDUCT (Proposed draft for consideration) Page 1 of 2

MODEL CODE OF CONDUCT (Proposed draft for consideration)

n

As representatives of the people, elected to our municipality's council (“councillors”), our
conduct in our official roles, in the performance of our duties and obligations as councillors, in public,
and in private, interactions with others including but not limited to employees of the municipality,
residents, business owners and their representatives, and other municipal governments, regional
governments, higher orders of government, and their representatives, bears on the peace, order and
good government that we have sworn (affirmed) our oath to uphold, and to faithfully perform, the office
to which we have been elected, to the best of our abilities.

n

Towards fulfillment of our official duties and obligations of office, [I][we] hereby undertake to

(i) act with personal integrity in all matters bearing on [my][our] official role[s] and in
[my][our] private dealings;

(ii) act with sincerity and good faith;
(iii) act collaboratively for the common good;

(iv) respect the opinions of others regardless of our differences of opinion that [I][we] may
have with others opinions;

(v) seek the truth;

(vi) act as a fiduciary would act in all matters bearing on the fiscal integrity of our municipal
government;

(vii) act without prejudice towards others, including but not limited to fellow councillors,
employees of the municipal government, or members of the public who come before us
seeking relief or presenting initiatives for change in government policy, regulations, or
matters relating to financing and budgetary measures;

(viii)  avoid conflicts of interest, and if a conflict of interest should arise for any reason to
promptly notify our fellow councillors, mayor and head of staff of the same and to
recuse [myself][ourselves] from considering or acting or influencing in any way that is
prejudicial to the peace, order and good government of our municipal government
and our municipality, or if the conflict of interest arises when we are appointed to a
regional board or a committee of a municipality or a regional government, then to the
peace, order and good government of that local municipality or regional board;

(ix) observe and follow the law as it pertains to our public and private acts in all matters;

(x) take responsibility for our actions and decisions in the performance of our official duties
and obligations, and in our private actions, and be held accountable for the same.

MODEL CODE OF CONDUCT (Draft) FOR WV COUNCIL 2024-04-23



MODEL CODE OF CONDUCT (Proposed draft for consideration) Page 2 of 2

" Affirmed this day of 20
by , [Councillor][Mayor]
by , [Councillor][Mayor]
before me
, [Witness][Municipal Manager][Municipal Clerk]
at [Municipal Hall][&ec.]"

MODEL CODE OF CONDUCT (Draft) FOR WV COUNCIL 2024-04-23



s. 22(1)

From:
Sent: Tuesday, April 23, 2024 12:12 AM

To: correspondence
Cc ﬂ
Subject: Pay parking by Smart Phones

CAUTION: This email originated from outside the organization from email address Do not click links
or open attachments unless you validate the sender and know the content is safe. If you believe this e-mail is suspicious,
please report it to IT by marking it as SPAM.

s. 22(1)

| do not have a Smart Phone.

| have lived here all my life.

| have paid taxes all my life.

How do | pay for parking in the Smart Phone parks ????

Many if us can't afford Smart Phones.

Many if us don't want or can't understand Smart Phones.

What are we long term residents of the North Shore supposed to do ?
Are we not welcome in the parks ??

THIS IS DISCRIMINATORY.

Thank you,

North Vancouver, BC
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5.22(1)

From: Paul Hundal

Sent: Wednesday, April 24, 2024 6:36 AM

To: correspondence; Mark Sager; Christine Cassidy; Linda Watt; Nora Gambioli; Peter Lambur; Scott
Snider; Sharon Thompson

Subject: Proposal to ban spark shoreline net fishing for park purposes

CAUTION: This email originated from outside the organization from email addressw Do not click links or open
attachments unless you validate the sender and know the content is safe. If you believe this e-mail Is suspicious, please report it to

IT by marking it as SPAM.

To Mayor and Council,

| am sending the attached email below that | sent to Council in 2022 advocating for a ban on net fishing along our park
shoreline. Initially it received a positive response with staff but when there was a change in staff handling this matter,
the issue stalled. | enquired at the last Environment Committee meeting about it and was told by staff that they have
since obtained a legal opinion that essentially says the District can't pass Bylaws for the purpose of regulating the fishery
but can pass Bylaws that affect fishing if for park purposes. | agree with that legal opinion but | disagree with the staff

assumption that there is no park purpose to ban net-fishing.

There is no doubt that West Vancouver residents enjoy wildlife viewing of sea mammals off the Seawall which is a park.
Whenever you see a large group of people stopped on the Seawall you are almost certain to see a river otter, seal, sea
lion or heron resting or feeding nearby while people watch. This is a wonderful part of this park experience.

Ultimately it is for Council to decide, not staff, whether there is a legitimate park purpose in banning non-indigenous net
fishing along our park shoreline to maintain the natural stocks of surf smelt that draw in sea mammals so as to enhance
the wildlife viewing experience along the park shoreline. If you agree with this then Council will need to make the
motion to direct staff to bring forward a Bylaw.

| ask for your support in doing this. | believe it is the right thing to do to enhance our shoreline parks.

Paul Hundal [Do not redact name]

West Vancouver, BC

Email sent to Mayor and Council on Feb 14, 2022:

| have reviewed the Coastal Marine Management Plan and am concerned about a significant gap in the report regarding
the ongoing threat to surf smelt and the marine food chain by a relatively small number of surf smelt fishers. Surf smelt
naturally reside close to shore off West Vancouver and spawn on the gravel beds of "Navvy Jack" gravel named after
West Vancouver's first colonial settler. Historically surf smelt populations were particularly high off Ambleside to
Dundarave. Not surprisingly their numbers have dramatically fallen over the last one hundred years.

Surf smelt are important to the food chain because they serve an important role in supporting marine mammals and
shore birds. Otters, harbour seals and sea lions all feed off the surf smelt as well as Pacific Blue Herons, cormorants and
other wild birds. The more surf smelt there are, then the more marine mammals and birds can be supported, and don't

worry about fueling too high a population of marine mammals because if that happens, the Orcas will come in and bring



those numbers down. The mammalian food chain relies on surf smelt or salmon fry. If surf smelt are abundant then
there is less demand on the salmon fry which helps them.

So what is the threat? Surf smelt fishers usually fish early in the morning so they are not visible to most Seawall users
but the nets they cast can literally strip the shoreline of smelt over time. This is not a commercial fishery so federal
Fisheries have little interest in it (see report attached). Other than crude restrictions on fishing times there are no
volume restrictions on the catch. The fishers can take as much as they want every weekend except during spawning
season so practically speaking they will harvest until the site is depleted, go away until the stocks can rebuild again, at
which time the fishers will come back to deplete the stocks again. This form of "management" will keep the stocks in a
depleted state much of the time and a reduced state all of the time. Therefore the wild birds and marine mammals have
less to feed on.

Right now residents of West Vancouver derive great pleasure from viewing wildlife off the Seawall between Ambleside
and Dundarave. Whenever you see a large group of people stopped and looking towards the water you are sure to see
otters, seals or other marine mammals frolicking, sometimes right on the shoreline. If we maintain a rich feeding

ground of surf smelt, this will increase the marine mammals, wild birds and wildlife viewing opportunities. We have

made great progress in reducing pollution on our shores but we need to protect the bottom of the food chain from the
needless human predation that is going on right now off Ambleside to Dundarave. A relative handful of fishers should
not be allowed to deplete the feeding grounds that the birds and mammals rely on.

I am asking Council to use the powers it has with its foreshore lease to restrict the access of fishers along our waterfront.
Staff have suggested to me that it is federal jurisdiction but | disagree. The feds can issue licences to fish but those
licences do not allow licensees to fish anywhere they want. The municipality controls the foreshore through a lease and
therefore can restrict access and uses of the foreshore such as by banning fishing with nets.

This report does not address this at all so | am asking Council to direct staff to take action towards preventing access by
non-native net fishers over the shoreline that we control. The time to do this is now. Please do not delay this any

longer. If the Coastal Marine Management Plan is the only step you take then you will have done nothing meaningful
to protect the surf smelt. Staff need to be directed to do this or it will not happen. | believe this community supports the
political direction of ensuring these shores become what they once were, rich feeding grounds for the native birds and
mammals that have lived here for millenia.

As for the science around this, the last study done specifically on surf smelt by Fisheries and Ocean Canada said in 2002
the following: "It is unclear whether current harvest levels are sustainable in British Columbia since there has been little
research and no formal assessment to estimate current catch or spawning biomass." The report goes on to say that we
do know that numbers are way down from historic levels. The commercial catches in the early 1900's exceeded 200 mt
but now rarely exceeds 10mt. The report confirms that surf smelt are "an important prey item for many marine fish,
birds and mammals...". | am attaching the report for your review as it is the best scientific assessment of the state of surf
smelt in BC.

Please make a motion to direct staff to prepare a Bylaw to prohibit net fishing on the foreshore areas being leased by
the municipality except when done by Squamish, Tsleil Waututh or Musqueam peoples in the exercise of their
indigenous rights.

We are a seaside community living next to nature and proud of it. Let's protect the rich feeding grounds of surf smelt
immediately off our shore so as to best protect that natural ecosystem and the wildlife that rely on it. The one
suggestion in the CMMP of enhancing spawning grounds is not good enough. That is like promising to plant trees after
you cut them all down. The best way to save the surf smelt is to stop the net fishers from stripping the shoreline of
them.



Paul Hundal
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west vancouver

1 MEMORIAL
LIBRARY

WEST VANCOUVER MEMORIAL LIBRARY BOARD

MINUTES
February 21, 2024, 7:00 p.m.
Welsh Hall
Present: T. Wachmann [Chair], A. Krawczyk, A. Nimmons, S. Thompson, L. Yu
Absent: B. Hafizi, S. Sanajou
Staff: S. Hall, S. Gill, S. Barton-Bridges, S. Dale, T. Matsuzaki, S. Ozirny

1. Call to Order
The meeting was called to order at 7:00 p.m.
2. Approval of Agenda

Moved by: A. Krawczyk
Seconded by: L. Yu

THAT the Agenda be approved.

CARRIED
3. Approval of Consent Agenda
Moved by: A. Nimmons
Seconded by: L. Yu
THAT the Consent Agenda be approved as amended.
CARRIED

4. Business Arising from Minutes
None.
5. Director

a) Youth Space Planning Engagement



b)

c)

(2]

S. Ozirny provided an overview of the results from the Youth Space consultation that
was conducted this fall and thanked all kids, teens, and adults for filling out the
survey and sharing their feedback.

S. Ozirny highlighted the five main themes that emerged as follows:
More seating

More spaces/zones for different ages and noise levels

A space that meets West Vancouver’s gold standard

Play and Wonder

Safer and More Accessible Spaces

MY RS

In response to a question from the Board, S. Ozirny advised that the area
will be repurposed to make the space more efficient and noted that things
that are working in the existing space include the natural light, the second
floor location where noise won’t bother adult patrons, and the
overwhelming gratitude and appreciation for the staff.

Next steps include a detailed design and cost estimate for fundraising as
follows:

e A need to draw from a variety of sources for funding
e A detailed design and space plan to move forward on a capital
campaign.

The Board commented that the consultation process was a huge success

and thought it was important to engage with the youth and hear their

ideas.

Update

Please see report attached from the Director.

The Board commented on the Witness Blanket and the incredible learning
opportunity this has provided the community. They spoke to the success of the
opening ceremony and thanked staff for all their hard work coordinating this event.

Provincial Libraries Grant Report 2023

T. Wachmann advised that the annual grant report is a required element for
receiving provincial funding.

Moved by: S. Thompson
Seconded by: L. Yu



3]

THAT the Board approve the grant report for submission.
CARRIED

d) Terms and Conditions — Change to Credit System — Minor Update

T. Matsuzaki advised that Kanopy changed from a “credit” system to a “ticket”
system and each month patrons will receive 18 tickets per month instead of 6 movie
credits. The Terms and Conditions of Use Handbook has been updated to reflect this
change.

6. Governance
a) Board Recruitment Timeline

. Barton-Bridges provided an update on the Board’s spring recruitment as follows:
The spring recruitment deadline is April 30

e Avirtual Board Information night will be held on April 15 with the Director and
past Trustee Felicia Zhu
In-library ad
Linkedin ad and encouraged the Board to like and share to expand
contacts/audience

e Target partner agencies and other possible promotional options along the
dimensions identified (diverse abilities, age, culture, profession, etc.)

e An HR Committee meeting will be scheduled the first week of May to review
applications

e Forward recommendations to Council in June

e Hope to have a full Board in July

e WUn

A. Krawczyk suggested that the Library Board's Council representative make a public
announcement of the vacancies at a Council meeting in early March.

S. Hall advised that she is presenting to Council at the March 4 meeting and can
discuss what qualifications are desirable.

b) Designate Alternate to the Arts & Culture Advisory Committee
T. Wachmann suggested that an alternate be appointed to the Arts & Culture
Advisory Committee. Trustees that would like to participate can put their names

forward. T. Wachmann will contact Trustees that were absent from tonight’s
meeting to see if they are interested.

7. Strategy
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a) 2024 Draft Business Plan

S. Hall provided an overview of the Draft Business Plan and outlined the goals for
2024. She advised that she will report on the progress of these goals throughout the
year once the plan has been approved.

Discussion ensued and the Board suggested a minor change to include more
reference to the support and development of staff and spoke to the importance of
their mental wellness.

The Board spoke to the creativity and innovation of this plan and provided their
support. They thanked S. Hall and team for a job well done.

S. Hall will make any revisions necessary and will bring the Draft Business Plan back
to the April Board meeting for approval.

8. Finance
a) Revised 2024 Budget and Financial Reporting Cycle

A. Nimmons noted that the Operating and Capital budget has been updated and the

following adjustments have been made:

o Facilities capital budget: After discussion with Finance, the $45,000 for Youth
floor space design will be submitted as a one-time initiative instead of as a
capital request given this request fits the criteria for one-time funding.

e Salary budget figures have been updated based on the most recent 2024 labour
model provided by District Finance. In particular, an adjustment was made to
the benefits percentage.

The Board thanked S. Gill for all his hard work in preparing these documents.

Moved by: A. Nimmons
Seconded by: L. Yu

To approve the revised 2024 Operating Budget in principle, 2024 One-Time
Initiatives, 2024 Capital Budget along with rankings, and the 2025-2034 Capital
Forecast for submission to the District.

CARRIED

9. Infrastructure Committee

A. Krawczyk reported on the following projects:
e Atender package for the heating upgrades in the Library has been posted.



10.

i i I

12,

13.

e un

(5]

The vertical lift design to the Rooftop parking is complete and discussions with
procurement regarding next steps are underway.
Staff have provided Urban Arts Architecture feedback on the design options for the

Mezzanine and the design is underway.

In response to a question from the Board, S. Gill advised that the vertical lift to the
Rooftop parking is anticipated to be complete by late spring/early summer.

Engagement Committee

T. Wachmann advised that the February Workshop for the 2024 Board engagement
planning session will be rescheduled to a virtual meeting in March. She will contact
trustees to determine availability.

Council Update

. Thompson reported on the following:

The Province has introduced legislation with changes to the local planning
framework through new requirements to allow increased density in areas currently
zoned for single-family or duplex use. The legislation will also change housing needs
reporting and public hearing requirements.

The Province has ordered West Vancouver to build 1,432 net new units of housing in
the next five years to add to their housing stock.

Starting on Monday, February 12, 2024, pay parking will be in effect in Lighthouse
Park, Whyte Lake/Nelson Canyon Park, and Whytecliff Park. Pay parking in these
parks will be in effect year-round, between 7 a.m. to 10 p.m., seven days a week.
Current residents of the District of West Vancouver may apply for an annual parking
pass at the cost of $20 per pass, plus applicable taxes and transaction fees, per year.
John Weston is proposing a Health & Fitness institute in West Vancouver.

Jimmy Pattison’s yellow house on Argyle Avenue on the West Vancouver waterfront
has been deconstructed and has the potential to save nine tonnes of usable lumber.

New Business
None.
Date of Next Meeting

Wednesday, April 17, 2024, 7 p.m.

14. Adjournment

The meeting was adjourned at 8:15 p.m.
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All documents distributed at the meeting are available for perusal upon request.

Tracy Wachmann
Chair, West Vancouver Memorial Library Boar
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THE CORPORATION OF THE DISTRICT OF WEST VANCOUVER
ARTS & CULTURE STRATEGY UPDATE SUBCOMMITTEE MEETING MINUTES
RAVEN ROOM, MUNICIPAL HALL
TUESDAY, MARCH 19, 2024

Committee Members: S. Swan (Chair), K. Hall, and M. Wilberg attended the meeting in
the Raven Room, Municipal Hall.

Staff: D. Niedermayer, Senior Manager, Cultural Services (Staff Representative); and
A. Nomura, Cultural Services Department Secretary (Committee Clerk) attended the
meeting in the Raven Room, Municipal Hall.

1. CALL TO ORDER
The meeting was called to order at 4:30 p.m.

2. APPROVAL OF AGENDA
It was Moved and Seconded:

THAT the March 19, 2024 Arts & Culture Strategy Update Subcommittee meeting
agenda be approved as circulated.
CARRIED

3. ADOPTION OF MINUTES
it was Moved and Seconded:

THAT the February 27, 2024 Arts & Culture Strategy Update Subcommittee
meeting minutes be adopted as circulated.

CARRIED

REPORTS / ITEMS
4. Arts & Culture Strategy (2018-2023) Update Discussion

The Subcommittee agreed that the Strategy update would be for three years,
covering 2025-2028. The objectives include identifying accomplishments since
2018, ongoing challenges, and setting new priorities. The Subcommittee also
discussed the importance of engaging the arts community and encouraging them to
advocate for their needs.

The Subcommittee discussed holding facilitated workshops to engage with arts
organizations and a separate workshop to engage individual artists. Separate
meetings would also be held with organizations or groups from other sectors
including business and education.
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The workshops would focus on identifying key accomplishments, opportunities, and
emerging priorities for the arts sector. The Strategy Update will synthesize common
themes and action items from these consultations.

It was Moved and Seconded:

THAT the discussion regarding Arts & Culture Strategy (2018-2023) Update be
noted in the Arts & Culture Strategy Update Notes and shared with the Arts &
Culture Advisory Committee at the March 21, 2024 meeting.

CARRIED

PUBLIC QUESTIONS
There were no questions.

NEXT MEETING

The Arts & Culture Strategy Update Subcommittee proposed additional meetings
for 2024.

e May 7, 2024 at 4:30 p.m., in-person in the Pacific Room at Municipal Hall;
e May 28, 2024 at 4:30 p.m., in-person in the Raven Room at Municipal Hall; and
e June 18, 2024 at 4:30 p.m., in-person in the Raven Room at Municipal Hall.

Staff confirmed that the next Arts & Culture Strategy Update Subcommittee meeting
is scheduled for April 3, 2024 at 4:30 p.m. via electronic communication facilities.

ADJOURNMENT
It was Moved and Seconded:

THAT the March 19, 2024 Arts & Culture Strategy Update Subcommittee meeting
be adjourned.
CARRIED

The meeting adjourned at 5:34 p.m.

s. 22(1)

Committee Clerk
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THE CORPORATION OF THE DISTRICT OF WEST VANCOUVER
BOARD OF VARIANCE HEARING MINUTES
VIA ELECTRONIC COMMUNICATION FACILITIES
WEDNESDAY, MARCH 20, 2024

BOARD MEMBERS: Chair L. Radage and Members J. Elwick, D. Simmons, and
R. Yaworsky attended the hearing via electronic communication facilities.
Absent: Member S. Abri.

STAFF: P. Cuk, Board Secretary; N. Karimabadi, Supervisor, Residential Plans
Examiners; and N. Shokar, Legislative Services Clerk, attended the hearing via
electronic communication facilities.

1. Call to Order
The hearing was called to order at 5 p.m.

2. Introduction
Staff introduced the Board Members and described the hearing procedure.

3. Confirmation of the Agenda
It was Moved and Seconded:

THAT the March 20, 2024 Board of Variance hearing agenda be amended by
withdrawing Item 7 regarding Application 24-014 (465 Hillcrest Street); AND
THAT the agenda be approved as amended.

CARRIED

4, Adoption of the February 21, 2024 Minutes

Chair Radage referred to the minutes of the Board of Variance hearing held on
February 21, 2024.

It was Moved and Seconded:

THAT the February 21, 2024 Board of Variance hearing minutes be adopted as
circulated.
CARRIED

5. Time Limit of Board of Variance Orders

Chair Radage read out the following statement regarding Time Limit of Order
Approving a Variance and noted that the time limit applied to each application
approved by the Board:

Pursuant to section 542(3) of the Local Government Act, if a Board of Variance
orders that a minor variance be permitted from the requirements of the bylaw,

MARCH 20, 2024 BOARD OF VARIANCE HEARING MINUTES M-1
5715400v1



and the Order sets a time limit within which the construction of the building or
structure must be completed, and the construction is not completed within that
time, the permission of the Board terminates and the bylaw applies. Further, if
that construction is not substantially started within 2 years after the Order was
made, or within a longer or shorter time period established by the Order, the
permission of the Board terminates and the bylaw applies.

Application 24-013 (6018 Gleneagles Place)

Staff confirmed the following requested variances regarding an electric meter
(accessory structure):

a) 1.48 mto Front Yard Setback

b) 1.48 m to Minimum Side Yard Setback.

Staff informed that no written submissions were received for this application prior
to the Board of Variance hearing.

Written submissions received:

SUBMISSION AUTHOR SUBMISSION DATED #

None.

Staff provided permit history of the subject property.

A. Morawej (Naikoon Contracting, representing the owner of 6018 Gleneagles
Place) and K. Robertson (Kybe Electrical Contracting) described the variance
application for an electric meter (accessory structure) and responded to a Board
member’s questions.

Chair Radage queried whether anyone else had signed up to address the Board
regarding the subject application. Staff informed that no one else had signed up
to address the Board regarding the subject application.

Members of the Board considered:
e All of the submissions;

e Whether the application was for a minor variance that did not

- result in inappropriate development of the site

- adversely affect the natural environment

- substantially affect the use and enjoyment of adjacent land

- vary permitted uses and densities under the applicable bylaw; or
- defeat the intent of the bylaw; and

e Whether compliance with the bylaw would cause the applicant undue
hardship.
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Having read the application dated February 6, 2024, including the applicant’s
letter, plans and all other related documents, and having read the statutory
Notice of Hearing for the subject application, and having inspected and/or viewed
images of the subject site, and having heard the submissions of A. Morawej and
K. Robertson:

It was Moved and Seconded:

THAT the Board finds that undue hardship would be caused to the applicant by
compliance with Zoning Bylaw No. 4662, 2010 (as amended) and orders that
Application 24-013 regarding an electric meter (accessory structure) at
6018 Gleneagles Place with variance of:
e 1.48 m to Front Yard Setback
e 1.48 mto Minimum Side Yard Setback
BE ALLOWED pursuant to the plans dated January 24, 2024 submitted with the
application; AND THAT if construction is not substantially started within 2 years
of the issuance of the Order, the permission terminates and the Zoning Bylaw
applies.

CARRIED

7. Application 24-014 (465 Hillcrest Street)
Item withdrawn.

8. Application 24-015 (6148 Gleneagles Drive)

Staff confirmed the following requested variances regarding a power pole
(accessory structure):

a) 4.80 m to Front Yard Setback

b) 2.70 m to Accessory Structure Height.

Staff informed that no written submissions were received for this application prior
to the Board of Variance hearing.

Written submissions received:

SUBMISSION AUTHOR SUBMISSION DATED #

None.

Staff provided permit history of the subject property.

P. Fedusiak (Goldwood Homes Ltd, representing the owner of 6148 Gleneagles
Drive) described the variance application for a power pole (accessory structure)
and responded to a Board member’s questions.

Chair Radage queried whether anyone else had signed up to address the Board
regarding the subject application. Staff informed that no one else had signed up
to address the Board regarding the subject application.

MARCH 20, 2024 BOARD OF VARIANCE HEARING MINUTES M-3
5715400v1



Staff and P. Fedusiak responded to a Board member’s question.

Members of the Board considered:
e All of the submissions;
e Whether the application was for a minor variance that did not

- result in inappropriate development of the site

- adversely affect the natural environment

- substantially affect the use and enjoyment of adjacent land

- vary permitted uses and densities under the applicable bylaw; or
- defeat the intent of the bylaw; and

e Whether compliance with the bylaw would cause the applicant undue
hardship.

Having read the application dated February 20, 2024, including the applicant’s
letter, plans and all other related documents, and having read the statutory
Notice of Hearing for the subject application, and having inspected and/or viewed
images of the subject site, and having heard the submission of P. Fedusiak:

It was Moved and Seconded:

THAT the Board finds that undue hardship would be caused to the applicant by
compliance with Zoning Bylaw No. 4662, 2010 (as amended) and orders that
Application 24-015 regarding a power pole (accessory structure) at
6148 Gleneagles Drive with variances of:
e 4.80 m to Front Yard Setback
e 2.70 m to Accessory Structure Height
BE ALLOWED pursuant to the plans dated February 1, 2024 submitted with the
application; AND THAT if construction is not substantially started within 2 years
of the issuance of the Order, the permission terminates and the Zoning Bylaw
applies.

CARRIED

9. Application 24-016 (3349 Radcliffe Avenue)

Staff confirmed the following requested variances regarding a private electric
meter base (accessory structure) mounted on a retaining wall:

a) 8.64 mto Front Yard Setback (Electric Meter Base)

b) 1.09 m to Minimum Side Yard Setback (Electric Meter Base)

c) 2.35mto Front Yard Setback (Retaining Wall)

d) 2.25 to Side Yard Retaining Wall Grade Line/Height (East).

Staff informed of written submissions received for this application prior to the
Board of Variance hearing.
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Written submissions received:

SUBMISSION AUTHOR SUBMISSION DATED #
Redacted March 11, 2024 1
Redacted March 12, 2024 2
R. Baillie March 20, 2024 3

Staff provided permit history of the subject property and responded to a Board
member’s question.

R. Baillie (Owner, Pacific Mountain Homes Ltd., representing the owner of
3349 Radcliffe Avenue) described the variance application for a private electric
meter base (accessory structure) mounted on a retaining wall and responded to
Board members’ questions.

Chair Radage queried whether anyone else had signed up to address the Board
regarding the subject application. Staff informed that no one else had signed up
to address the Board regarding the subject application.

Members of the Board considered:
e All of the submissions;
e Whether the application was for a minor variance that did not

- result in inappropriate development of the site

- adversely affect the natural environment

- substantially affect the use and enjoyment of adjacent land

- vary permitted uses and densities under the applicable bylaw; or
- defeat the intent of the bylaw; and

e Whether compliance with the bylaw would cause the applicant undue
hardship.

Having read the application dated February 21, 2024, including the applicant’s
letter, plans and all other related documents, and having read the statutory
Notice of Hearing for the subject application, and having inspected and/or viewed
images of the subject site, and having heard the submission of R. Baillie:

It was Moved and Seconded:

THAT the Board finds that undue hardship would be caused to the applicant by
compliance with Zoning Bylaw No. 4662, 2010 (as amended) and orders that
Application 24-016 regarding a private electric meter base (accessory structure)
mounted on a retaining wall at 3349 Radcliffe Avenue with variances of:

e 8.64 mto Front Yard Setback (Electric Meter Base)

e 1.09 mto Minimum Side Yard Setback (Electric Meter Base)

e 2.35 mto Front Yard Setback (Retaining Wall)

e 2.25 to Side Yard Retaining Wall Grade Line/Height (East)
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BE ALLOWED pursuant to the plans dated February 21, 2024 submitted with the
application; AND THAT if construction is not substantially started within 2 years
of the issuance of the Order, the permission terminates and the Zoning Bylaw
applies.

CARRIED

10. Receipt of Written and Oral Submissions
It was Moved and Seconded:

THAT all written and oral submissions regarding the following Board of Variance
Applications:

Application 24-013 (6018 Gleneagles Place);
Application 24-014 (465 Hillcrest Street);

Application 24-015 (6148 Gleneagles Drive);
Application 24-016 (3349 Radcliffe Avenue);

up to and including March 20, 2024, be received.

CARRIED

11. Public Question Period

There were no questions.

12. Next Hearing

Staff confirmed that the next hearing of the Board of Variance is scheduled for
April 17, 2024 at 5 p.m.

13. Adjournment
It was Moved and Seconded:
THAT the March 20, 2024 Board of Variance hearing be adjourned.

CARRIED
The Board of Variance hearing adjourned at 5:27 p.m.
Certified Correct:
“
L. Radage, Chair P. Cuk, Secretary
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From: Maureen Trainor <Maureen.Trainor@metrovancouver.org>

Sent: Thursday, April 18, 2024 10:47 AM

To: Mark Sager; correspondence

Cc: Scott Findlay; Chair Harvie; Jerry Dobrovolny; Heather McNell

Subject: Inclusionary Housing Policy Review — Final Report and Regional Model Policy Framework
Attachments: Inclusionary Housing Policy Review — Final Report and Framework - 2024 Apr 18 - Outgoing to

District of West Vancouver.pdf

CAUTION: This email originated from outside the organization from email address Maureen.Trainor@metrovancouver.org. Do not

click links or open attachments unless you validate the sender and know the content is safe. If you believe this e-mail is suspicious,
please report it to IT by marking it as SPAM.

Dear Mayor Mark Sager and Council:

On behalf of Chair Harvie, please find attached correspondence regarding Inclusionary Housing Policy Review — Final
Report and Regional Model Policy Framework. Original letter to arrive by Canada Post.

Regards,

Maureen Trainor

Office Manager and Executive Assistant
CAO Executive Office

t. 604-436-6919

c. 604-218-3130

-« metrovancouver

W PSR VN0 SOLUTIONT POR A LARBLE RDGION



-« metrovancouver

W@ SERVICES AND SOLUTIONS FOR A LIVABLE REGION

Office of the Chair
Tel. 604-432-6215 or via Email
CAOAdministration@metrovancouver.org

April 18, 2024

File: CR-12-01
Ref: RD 2024 03 22

Mayor Mark Sager and Council

District of West Vancouver

750 17th St

West Vancouver, BC V7V 3T3

VIA EMAIL: mark@westvancouver.ca; correspondence@westvancouver.ca

Dear Mayor Mark Sager and Council:
Inclusionary Housing Policy Review — Final Report and Regional Model Policy Framework

As part of Metro Vancouver’s collective efforts to address the urgent need for non-market rental
housing, a study was undertaken to review the effectiveness of existing inclusionary housing policies in
our region, and document best practices. Metro Vancouver member jurisdictions have delivered or
approved over 9,000 below-market units through inclusionary housing programs, a significant
contribution to regional housing supply and affordability. The study found that inclusionary housing is a
policy tool that has the potential to be scaled up in our region to deliver much needed affordable
housing in otherwise market-rate developments, and to help achieve the Metro 2050 target of 15%
affordable rental housing in Urban Centres and near transit.

At its March 22, 2024 regular meeting, the Board of Directors of the Metro Vancouver Regional District
(MVRD) adopted the following resolution:

That the MVRD Board:

a) receive for information the report dated February 20, 2024, titled “Inclusionary
Housing Policy Review — Final Report and Regional Model Policy Framework”; and

b) send correspondence to member jurisdictions, requesting that the regional model
policy framework be considered when adopting or updating inclusionary housing
policies.

At this time, Metro Vancouver is requesting that member jurisdictions consider the findings and
recommendations of the Regional Model Policy Framework for inclusionary housing when adopting or
updating local programs. Metro Vancouver staff are additionally available upon request to present the
study findings to Councils or staff teams, to discuss potential next steps and opportunities for regional
coordination, particularly given that the Province of BC tabled its new Inclusionary Zoning legislation on
April 3, 2024,

66895117
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Mayor Mark Sager and Council, District of West Vancouver
Inclusionary Housing Policy Review — Final Report and Regional Model Policy Framework
Page 2 of 2

Should your jurisdiction be interested in learning more about the Regional Model Policy Framework for
inclusionary housing, and how it could be leveraged to deliver below-market rental units in your
community, | invite you or your staff to contact Jonathan Cote, Deputy General Manager of Regional
Planning and Housing Development via email at jonathan.cote@metrovancouver.org.

Yours sincerely,

George V. Harvie
Chair, Metro Vancouver Board

GVH/IWD/hm

ol o8 Scott Findlay, Municipal Manager, District of West Vancouver
Jerry W. Dobrovolny, Commissioner/Chief Administrative Officer, Metro Vancouver
Heather McNell, Deputy Chief Administrative Officer, Policy and Planning, Metro Vancouver

Encl: MVRD Board report dated February 20, 2024, titled “Inclusionary Housing Policy Review — Final
Report and Regional Model Policy Framework” (pg. 118)
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@ SERVICES AND SOLUTIONS FOR A LIVABLE REGION

Office of the Chair
Tel. 604-432-6215 or via Email
CAOAdministration@metrovancouver.org

April 18, 2024

File: CR-12-01
Ref: RD 202403 22

Mayor Mark Sager and Council

District of West Vancouver

750 17th St

West Vancouver, BC V7V 373

VIA EMAIL: mark@westvancouver.ca; correspondence@westvancouver.ca

Dear Mayor Mark Sager and Council:
Inclusionary Housing Policy Review — Final Report and Regional Model Policy Framework

As part of Metro Vancouver’s collective efforts to address the urgent need for non-market rental
housing, a study was undertaken to review the effectiveness of existing inclusionary housing policies in
our region, and document best practices. Metro Vancouver member jurisdictions have delivered or
approved over 9,000 below-market units through inclusionary housing programs, a significant
contribution to regional housing supply and affordability. The study found that inclusionary housing is a
policy tool that has the potential to be scaled up in our region to deliver much needed affordable
housing in otherwise market-rate developments, and to help achieve the Metro 2050 target of 15%
affordable rental housing in Urban Centres and near transit.

At its March 22, 2024 regular meeting, the Board of Directors of the Metro Vancouver Regional District
(MVRD) adopted the following resolution:

That the MVRD Board:

a) receive for information the report dated February 20, 2024, titled “Inclusionary
Housing Policy Review — Final Report and Regional Model Policy Framework”; and

b) send correspondence to member jurisdictions, requesting that the regional model
policy framework be considered when adopting or updating inclusionary housing
policies.

At this time, Metro Vancouver is requesting that member jurisdictions consider the findings and
recommendations of the Regional Model Policy Framework for inclusionary housing when adopting or
updating local programs. Metro Vancouver staff are additionally available upon request to present the
study findings to Councils or staff teams, to discuss potential next steps and opportunities for regional
coordination, particularly given that the Province of BC tabled its new Inclusionary Zoning legislation on
April 3, 2024.
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Mayor Mark Sager and Council, District of West Vancouver
Inclusionary Housing Policy Review — Final Report and Regional Model Policy Framework
Page 2 of 2

Should your jurisdiction be interested in learning more about the Regional Model Policy Framework for
inclusionary housing, and how it could be leveraged to deliver below-market rental units in your
community, | invite you or your staff to contact Jonathan Cote, Deputy General Manager of Regional
Planning and Housing Development via email at jonathan.cote@metrovancouver.org.

Yours sincerely,

s. 22(1)

George V. Harvie
Chair, Metro Vancouver Board

GVH/IWD/hm
cc: Scott Findlay, Municipal Manager, District of West Vancouver

lerry W. Dobrovolny, Commissioner/Chief Administrative Officer, Metro Vancouver
Heather McNell, Deputy Chief Administrative Officer, Policy and Planning, Metro Vancouver

Encl: MVRD Board report dated February 20, 2024, titled “Inclusionary Housing Policy Review — Final
Report and Regional Model Policy Framework” (pg. 118)
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Attachment
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@ SERVICES AND SOLUTIONS FOR A LIVABLE REGION

To: Regional Planning Committee

From: Jessica Hayes, Acting Program Manager, Housing Policy and Planning
Regional Planning and Housing Services

Date: February 20, 2024 Meeting Date: March 8, 2024

Subject: Inclusionary Housing Policy Review — Final Report and Regional Model Policy
Framework

RECOMMENDATION

That the MVRD Board:

a) receive for information the report dated February 20, 2024, titled “Inclusionary Housing Policy
Review — Final Report and Regional Model Policy Framework”; and

b) send correspondence to member jurisdictions, requesting that the regional model policy
framework be considered when adopting or updating inclusionary housing policies.

EXECUTIVE SUMMARY

The Inclusionary Housing Policy Review project assesses inclusionary housing policies and practices
in the region, and advances a regional inclusionary housing model informed by best practices,
economic analysis, and stakeholder feedback for inclusionary housing. Inclusionary housing has
been an important tool in the region, contributing approximately 9,200 new below-market units to
date. Recent changes to Provincial legislation, changing market conditions, and experience in
implementing current policies suggest opportunities to better utilize inclusionary housing tools in
the region. The regional model policy framework is intended to assist member jurisdictions seeking
to adopt or update inclusionary housing policies, and encourage policy consistency across the
region, while recognizing the varied housing markets in Metro Vancouver and impacts of
inclusionary housing on development feasibility.

Well-designed inclusionary housing policy can generate a significant number of new affordable
homes in the region, but must be carefully considered to ensure it is in line with market conditions,
implementable, and efficient. In terms of the viability of inclusionary housing, the study found that
the higher priced markets in Metro Vancouver appear to strongly support up to 10% or 20% -
inclusionary housing under current conditions, while the moderate markets may be able to support
some inclusionary housing. The lower priced markets may be challenged to support any viable
amount of inclusionary housing at this time, primarily due to the current high construction costs
that are creating a difficult environment for housing development overall. However, it is anticipated
that with improved market conditions and phased implementation over time, inclusionary housing
will be supportable in all markets. The report also finds that greater consistency could have
significant benefits and recommends the following policy design to optimize the effectiveness and
feasibility of the framework:

e Atiered inclusionary unit set aside rate, with the percentage of units required ranging from
5% to 20% based on the local housing market and phased in over time;

63898472



Inclusionary Housing Policy Review — Final Report and Regional Model Policy Framework
' Regional Planning Committee Regular Meeting Date: March 8, 2024
Page 2 of 13

e A voluntary approach to inclusionary housing in exchange for bonus density above the new
provincial minimum densities;

e A mandatory inclusionary zoning contribution in provincially-designated TOAs, in order to
capture affordable housing benefits in increased minimum base densities near transit;

e Depth of affordability for the inclusionary units set at a moderate affordability level (10%
below CMHC average market rent);
Length of affordability of the inclusionary housing units secured for the life of the building;
Applicable only in strata developments (basé tenure) that contain at least 100 units
(minimum size of development};

¢ Includes an option to provide cash-in-lieu or delivery of inclusionary units off-site with
Council approval, and only if adequate housing outcomes are achieved;

e Inclusionary units to be owned (sold below-market) and operated by a non-profit or
qualified organization; and,

e Annual performance monitoring and reporting (# of units generated), and 3 to 5-year policy
reviews (financial impact and economic analysis).

Metro Vancouver will engage with member jurisdictions and the Province on the regional model
inclusionary housing policy framework. Some of the recommendations would require new
legislation to permit inclusionary zoning in BC, which is anticipated to be enabled by the Province
this spring.

PURPOSE

To provide the Regional Planning Committee and MVRD Board with the final report and
recommendations of the Inclusionary Housing Policy Review, including a regional model policy
framework.

BACKGROUND

Metro Vancouver’s Regional Planning and Housing team supports and convenes member
jurisdictions around regional housing issues, including producing best practice policy research.
Inclusionary housing policies have become an increasingly used policy tool to support the delivery
of affordable housing in the region. This policy lever has been identified by member jurisdictions as
a topic of interest for further study, and is on the Regional Planning Committee work plan for 2024.
Advocacy to the Province to adopt enabling legislation that provides the ability for local
governments to mandate affordable housing through inclusionary zoning powers was identified as
an action item in Metro 2050 (Policy 4.1.5). Furthering partnerships and exploring Metro Vancouver
Housing’s potential role in facilitating, managing and acquiring inclusionary housing units are also
key aspects of the Metro Vancouver Housing 10-Year Plan.

This report provides the final report from the inclusionary housing policy review project, and an
overview of the regional model inclusionary housing policy framework developed as part of the
study.

INCLUSIONARY HOUSING OPPORTUNITY AND BEST PRACTICES
There is an urgent need for additional housing supply in Metro Vancouver, partlcu[arly affordable
and secure rental housing. The provincial government is overhauling the planning framework in BC,



Inclusionary Housing Policy Review — Final Report and Regional Model Policy Framework
Regional Planning Committee Regular Meeting Date: March 8, 2024
Page 3 of 13

and inclusionary housing represents a critical opportunity to ensure that new growth and density
can simultaneously contribute to the provision of affordable homes.

The demand for rental housing is significantly outpacing the growth in supply and availability of
rental units. Between the 2016 and 2021 Census periods, total renter households in Metro
Vancouver increased by over 13% while the purpose-built rental stock increased by just 5.6%. At the
same time, the average vacancy rate for rental apartments has remained consistently very low,
while the viability of constructing new rental projects continues to be challenged by rising
construction costs and interest rates, labour shortages, and significant inflation. While inclusionary
housing typically does not provide deeply affordable units, it is an effective tool to generate below-
market units for middle income households, as shown in Figure 1. In addition, depending on the
program design, inclusionary housing policies can increase the number of non-market rental units
owned or operated by non-profits, which generally deepen in affordability over time.

Figure 1: Housing Continuum and the Inclusionary Housing Opportunity

T e VR v

- With support No support

Emergency sheiter Transitional & Non-market rental Purpose-built & Home ownership
supportive housing secondary market
rental

Inclusionary Housing Defined

Inclusionary housing is a broad term that refers to municipal initiatives that use planning
regulations and the development approval process to engage private developers to provide a
percentage of affordable housing in otherwise market-rate housing developments. The terms
“inclusionary housing” and “inclusionary zoning” are often used interchangeably, however, the
current regulatory context in BC does not allow inclusionary zoning which would allow local
governments to require a certain percentage of affordable housing units be provided as part of a
market-rate development. Instead, BC local governments use “voluntary” inclusionary housing
policies which encourage the delivery of affordable housing units in private development by
providing additional density or other incentives. While some local governments do not currently
have an inclusionary housing policy, they may be using similar tools and incentives, for example,
through density bonus policies, to ensure that developers include a proportion of affordable units in
their developments. There is considerable diversity in the design and implementation of
inCIusionary housing policies across the Metro Vancouver region, which is, in part, a reflection of
the specific and distinct market and policy conditions of each jurisdiction. However, similarities in
design and policy components also suggest opportunities to streamline policies for greater regional
consistency, which could make policies more effective and easier to navigate for non-profit
providers and developers.
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Inclusionary Housing Best Practices

Based on the jurisdictional scan of existing inclusionary housing policies in Metro Vancouver and
review of leading practices from other jurisdictions, best practices were identified and considered in
the development of the recommended regional model policy framework. Inclusionary housing
policies were found to be most effective when:

e the provision of affordable housing is mandatory (voluntary programs have proven to be far

less effective than mandatory programs);

they apply as universally as possible;

they maintain affordability “permanently”;

they consider local market conditions;

they use fixed and non-negotiable rules that are set out in advance so that developers know

the cost of the inclusionary housing obligation when purchasing the land for development.

This applies most particularly to the unit set-aside rate, the depth of affordability

requirement, and the development incentives; and,

e they provide limited flexibility with regards to cash-in-lieu or off-site delivery. Opt-out
provisions should operate within strict parameters and only allow these alternatives when
they demonstrably produce a greater public benefit than the on-site obligation.

As part of the best practices review research, key informant interviews were conducted with local
government staff and representatives from the non-profit housing sector, and the private
development sector. Interviewees identified a number of successes and challenges based on their
experiences implementing and interfacing with existing inclusionary housing policies in the Metro
Vancouver region. '

Some of the success factors identified were predictability and consistency, policies that take into
account market conditions and are assessed and revised accordingly, policies that apply to denser
housing types (mid-rise, high-rise buildings), and the inclusion of a phase-in window prior to a policy
coming into effect. On the other hand, interviewees identified areas for improvement including the
simplification of policy to ensure that they are easily understood by the development sector and
non-profit operators, ensuring that affordability requirements do not impact project feasibility and
that incentives are calibrated accordingly, and encouraging early engagement between developers
and non-profit parthers.

INCLUSIONARY HOUSING IN METRO VANCOUVER

To date, eight member jurisdictions in Metro Vancouver have adopted inclusionary housing, and
several others have other policies that similarly achieve below-market units through incentives like
density bonusing. As well, there is a number of Metro Vancouver member jurisdictions who have
identified inclusionary housing as a future priority as part of their housing action plans (Figure 2).

The table that follows provides a summary of the key features of the existing inclusionary housing
policies and programs that currently exist within the Metro Vancouver region (Table 2).
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Figure 2: Metro Vancouver Member Jurisdictions with Inclusionary Housing or Similar Policies

| Metro Vancouver Member Jurisdictions

New Westminster, City of North
Vancouver, Port Coguitlam, Port
Moody, Richmond, and Vancouver

» 3 member jurisdictions have some
| similar incentive / density bonus
policy which achieves inclusionary
units: Coquitlam, Surrey and White
Rock

+ 4 member jurisdictions have

Township of Langley, and City of
Langley

with Inclusionary Housing Policies:

» 8 member jurisdictions have adopted
official inclusionary housing policies
or programs: Bowen Istand, Burnaby,

identified inclusionary housing as a
future action: Delta, Electoral Area A,
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Table 2: Summary of Key Features of Existing Inclusionary Housing Policies in Metro Vancouver

Policy element Description

Set-aside percentage
and Affordability level

Ranges from 5% of Gross Floor Area (GFA) or units (for deeply
affordable units i.e., shelter rate and Rent Geared to Income (RGI)
units to 30% of GFA or units (Vancouver: 20% social housing + 10%
below market rental). Some municipal policies have varying
requirements for set aside percentage based on the neighbourhood or
plan area (i.e., more units required in centres).

Affordability period

Majority of policies are for 60 years or life of the building.

Tenure type

Most existing policies in the region apply to either strata tenure
developments or strata and mixed tenure developments. The only
member jurisdictions that have inclusionary housing policies that
apply to rental only buildings are the City of Vancouver and the City of
North Vancouver.

Opt-out options

Cash in lieu option available in most but not all policies, usually for
projects resulting in fewer than 3 or 4 inclusionary units.

Developer incentives

Most existing policies in the region offer developers some type of
incentive in exchange for providing affordable housing (primarily a
density bonus).

Operating and
management

The most common operating/management requirement in the
existing policies is for units ta be managed by a non-profit, with the
option for the units to remain in the ownership of a private developer.
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Existing inclusionary housing policies and practices vary significantly across jurisdictions and as a
relatively new tool, there has been no comprehensive effort to measure and understand their
effectiveness. Despite this, a significant number of inclusionary housing units have been delivered in
Metro Vancouver since the first inclusionary housing policies were adopted, though the scale is
difficult to precisely quantify, for various reasons including:

e Differences in the tracking of inclusionary units, making comparison across jurisdictions
difficult;

e Some jurisdictions have very location-specific and time-specific policies, making
comparisons over a time period or across sub-regions difficult;

e Some jurisdictions allow for cash-in-lieu or off-site delivery of inclusionary units, which may
not always be tracked or translated into an exact count of units produced; and

e Among the data that is tracked, little is made available publicly at a granular level, making it
difficult to use for policy evaluation and research. ’

Despite these challenges, this study estimates that approximately 9,200 inclusionary housing units
have been delivered in the region (approved or completed) since inception of the various policies
across the region (Figure 3). The existing gaps in inclusionary housing data illustrates the need for
clear and consistent policy design and reporting, to enable future monitoring and evaluation of the
effectiveness of these policies in Metro Vancouver.

Figure 3: Scale of Units Delivered via Inclusionary Housing Policies in Metro Vancouver

Inclusionary Housing Policies Across Metro Vancouver with Total Units Delivered
(Completed, Approved, or In-Stream) since Policy Inception (Dates Vary)
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REGIONAL MODEL POLICY FRAMEWORK
In 2023, SHS Consulting Inc. was contracted by Metro Vancouver to conduct a jurisdictional scan,
best practice research, interviews with key stakeholders, and economic analysis. The study drew on
these inputs to develop a regional inclusionary housing model framework.

As outlined in the final report (Attachment 1), the following policy design is recommended to
optimize the effectiveness and feasibility of the regional inclusionary housing policy framework:

Table 3: Summary of Regional Model Policy Framework

Policy element

Regional Model Policy Framework
Recommendation

Rationale

Set-aside A tiered inclusionary unit set aside rate, | Set-aside amounts are based on the
percentage with the percentage of units required results of the economic analysis and
ranging from 5% to 20% based on the are recommended to begin at
local housing market and phased in modest levels, recognizing that
over time; construction costs are at recent
e Voluntary approach to highs and residential construction is
inclusionary housing in eventually expected to return to
exchange for bonus density higher profitability, and thus able to
above the new provincial carry higher affordable housing
minimum densities; and, contributions. The higher end of the
e Mandatory inclusionary zoning | set-aside range (20%) is aligned with
contribution in provincially- some of the existing policies within
designated TOAs, in order to higher priced markets in Metro
capture affordable housing Vancouver. In addition, the
benefits in increased minimum | recommendation for mandatory
base densities near transit. affordable housing contributions in
TOAs ensures that affordable
housing benefits are being captured
when these areas are upzoned to
meet new minimum densities.
Affordability Depth of affordability for the Despite the important need for
level inclusionary units set at a moderate deeply affordable units, inclusionary
affordability level {10% below CMHC housing is best suited to a moderate
average market rent). depth of below-market affordability,
as the provision of the affordable
units has to be balanced with the
project’s overall viability. Deeply
affordable units that require
operating subsidies are best
delivered with financial support
senior governments. The study
found that moderate and weaker
markets had challenging financial
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feasibility results, therefore 10%
below CMHC average rent is
recommended, which is still a
significant discount compared to
true market rents for new units. The
affordability will also deepen over
time as the building ages.

Affordability Length of affordability of the All existing inclusionary housing
period inclusionary housing units secured for policies in Metro Vancouver have
the life of the building. affordability periods that are either

in perpetuity, or for 60 years or life
of the building. The study findings
suggest that it is a best practice for
all affordable units provided through
inclusionary housing policies to be
affordable over a long and enduring
period to prevent the units from
being lost to the marketplace at
turnover. Requiring affordability ‘in
perpetuity’ requires the registration
of agreements / liens that must be
monitored, and may add additional
administration costs.

Size and tenure | Applicable only in strata developments | Given that rental projects are
type “(base tenure) that contain at least 100 | already financially challenged to
units (minimum size of development). proceed in most markets, the

- | economic analysis indicates that
layering on inclusionary housing
requirements could negatively
impact rental housing development.
Strata developments are commonly
built at higher densities and have the
greatest ability to contribute toward
community benefits such as
affordable housing, making strata
buildings a preferable focus for
inclusionary housing policies.
A minimum size of development
(>100 units) is proposed, as projects
smaller than this size will not be able
to génerate a meaningful number of
inclusionary housing units.
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Opt-out

Include an option to provide cash-in-
lieu or delivery of inclusionary units off-
site with Council approval, and only if
adequate housing outcomes are
achieved.

All existing policies in Metro
Vancouver include a cash-in-lieu
option, however, this option is often
not commensurate with the value of
the actual housing unit contribution.
The study suggests that allowing off-
site or cash-in-lieu options should
come with restrictions and be
limited to when the alternative
results in a better outcome (i.e.
there would be too few affordable
units secured or the inclusionary unit
requirements could be better
fulfilled in a nearby purpose-built
rental building with better access to
transit and services).

Operating and

Inclusionary units to be owned (sold

Requiring that inclusionary units are

and reporting

management below-market) or operated by a non- owned or operated by a non-profit
profit or qualifying agency. ensures that the units become part
of the stock of permanently
affordable units, and will likely result
in deeper affordability.
Monitoring Annual performance monitoring and Monitoring and reporting increases

reporting (# of units generated), and 3
to 5-year policy reviews (financial
impact and economic analysis).

transparency and oversight and
ensures that the policy is achieving
its intended outcomes, without
negatively impacting development
activity.

Economic Analysis

SHS Consulting undertook an economic and viability analysis to determine how much inclusionary
housing can be provided under a set of scenarios within three representative housing markets
(lowest, moderate, and highest price market areas) identified within Metro Vancouver (Figure 4).
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Figure 4: Metro Vancouver Housing Markets
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Multiple scenarios were tested in each of these market areas, for different built forms and
construction types, to evaluate the viability of inclusionary housing policy options at various set
aside percentages and affordability levels, once upzoning had occurred (based on the “residual”
land value to determine how much inclusionary housing can be supported). Overall, the study
found that the higher priced markets in Metro Vancouver appear to strongly support up to 10% or
20% inclusionary housing under current conditions, while the moderate markets may be able to
support some inclusionary housing. The lower priced markets may be challenged to support any
viable amount of inclusionary housing at this time, primarily due to the current high construction
costs that are creating a difficult environment for housing development overall.

A future-looking scenario was also developed which assumed interest rates decline and prices
continue to increase. Under this scenario, the moderate priced markets will be able to support
approximately 10% inclusionary housing, and the lowest priced markets will support inclusionary
housing in some projects. This analysis suggests that minor changes in the variables result in more
housing projects becoming viable, and subsequently more projects being able to support
inclusionary housing contributions in Metro Vancouver going forward.

As the economic and viability analysis was undertaken as a “point-in-time” analysis and based on
current construction cost assumptions, the regional model policy framework proposes a tiered
policy design with gradual phase-in of inclusionary housing set aside amounts (5% - 10 % - 20%) at a
moderate level of affordability (10% below average market rents) that remains consistent as the set
aside increases over time. Introducing a modest set aside amount of 5% to 10% would create some
units and position the municipality to increase the inclusionary housing set aside amount as the
housing market improves in the future, with low risk to stalling the development environment. For
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most Metro Vancouver member jurisdictions, these proposed set aside rates are consistent with
existing policy approaches (Figure 5), however, several of the policies have yet to see any
inclusionary units built. As such, the tiered system would enable scaling over time and as the
housing market recovers, while permitting member jurisdictions within higher housing markets to
adopt a higher tier immediately. '

Figure 5: Metro Vancouver Existing Inclusionary Housing Policy Set-Aside Rates
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Alignment with Provincial Housing Legislation

The suite of legislative changes recently introduced by the Province will introduce new minimum
standards for height and density near transit, and shift local governments toward a pro-active
planning framework, requiring pre-zoning for 20 years of housing needs. In particular, Bill 47
(Transit-Oriented Areas) will require local governments to set minimum heights and densities for
housing within defined transit-oriented development areas, but have not included any
consideration for securing affordable housing units within these new base densities. In current
planning practice, municipalities contribute to housing objectives by capturing a portion of the
additional land value created through rezoning to contribute towards affordable housing. Many of
the existing inclusionary housing policies in the region are tied to rezoning. There is a substantial
risk that the new legislation will reduce the ability of municipalities to generate much needed non-
market/affordable housing units through new development, without expanding the tools for local
governments to request an inclusionary zoning contribution through as-of-right development.
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The Inclusionary Housing Policy Review project scope originally included the objective of advocating
to the Province to adopt new legislation that would enable the authority for inclusionary zoning in
BC. Since that time, the Province has indicated that it intends to introduce inclusionary zoning
legislation in Spring 2024. As such, the report identifies considerations for the implementation of
mandatory inclusionary zoning in transit-oriented areas, which could be leveraged by member
jurisdictions interested in adopting the regional model policy, or aligning their existing inclusionary
housing practices with the regional framework. As part of Metro Vancouver’s engagement with the
Province, staff will be requesting that the regional model policy framework be considered, to
ensure that the recommendations would be implementable alongside new provincial legislation.

NEXT STEPS

This report requests that correspondence be sent to all member jurisdictions asking them to
consider the regional model policy framework, which is intended to complement existing
inclusionary housing practices in Metro Vancouver municipalities, while encouraging greater policy
consistency across the region. In particular, there is an opportunity to leverage the use of
forthcoming inclusionary zoning powers to ensure that affordable housing units are secured in
provincially-designated transit-oriented areas (TOAs) across the region. Following input from the
Regional Planning Committee and direction from the MVRD Board, staff will engage with interested
member jurisdictions to discuss opportunities to align existing inclusionary housing practices with
the regional model policy framework.

In addition, further work will be undertaken to explore supportive roles for Metro Vancouver or
other agencies, such as monitoring and reporting, and managing centralized lists of pre-approved
non-profit housing providers or waitlists for residents that are eligible for inclusionary housing
units.

ALTERNATIVES
1. That the MVRD Board:
a) receive for information the report dated February 20, 2024, titled “Inclusionary Housing
Policy Review — Final Report and Regional Model Policy Framework”; and
b) send correspondence to member jurisdictions, requesting that the regional model policy
framework be considered when adopting or updating inclusionary housing policies.

2. That the MVRD Board receive for information the report dated February 20, 2024, titled
“Inclusionary Housing Policy Review — Final Report and Regional Model Policy Framework”, and
provide alternate direction to staff.

FINANCIAL IMPLICATIONS

This project was completed through a mix of staff and consultant support. Professional consulting
costs totaling $71,165 were included in the 2023 and 2024 Housing Policy and Planning budget and
work plan.

CONCLUSION ;
The Inclusionary Housing Policy Review was initiated in 2023, and included a review of existing
inclusionary housing policies in Metro Vancouver, best practice research, interviews with key
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stakeholders, and economic analysis to develop a regional inclusionary housing model framework.
Inclusionary housing has been an important tool in the region to date, cohtributing an estimated
9,200 new below-market housing units, suggesting opportunities to further scale the use of
inclusionary housing tools to achieve goals such as the Metro 2050 target of 15% affordable rental
housing in Urban Centres and Frequent Transit Development Areas. The regional model policy
framework is intended to assist member jurisdictions seeking to adopt or update inclusionary
housing policies, and encourage policy consistency across the region; while recognizing the varied
housing markets in Metro Vancouver and impacts of inclusionary housing on development
feasibility. Staff are seeking direction to send correspondence to member jurisdictions to consider
the regional model policy framework. In addition, staff will continue advocating to the Province,
and request that the regional model policy framework be considered, to ensure that the
recommendations would be implementable alongside forthcoming provincial legislation to enable
inclusionary zoning. Staff recommend Alternative 1.

ATTACHMENTS

1. “A Regional Model for Inclusionary Housing — Final Report”, dated February 29, 2024.

2. Presentation re: inclusionary Housing Policy Review — Final Report and Regional Model Policy
Framework.

63898472
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Introduction

The purpose of this study is to take stock of current inclusionary
housing policies and practices within the Metro Vancouver region and
develop an inclusionary housing model framework that would support
Metro Vancouver and the communities within it to reach its objectives
for improved affordable housing options moving forward. The goals of
the inclusionary housing model framework are to 1) provide a
consistent framework of policies that municipalities that either already
have or do not have inclusionary housing policies can voluntarily adopt
or “opt-in” to, and 2) to support municipalities to implement the tool in
the most effective way.

The inclusionary housing model framework presented in this report
has been developed based on a review of current inclusionary housing
policies and practices in the region and consultation with key:
stakeholders on the opportunities and challenges faced with the
existing practices; an in-depth review of best practices and case
studies from other jurisdictions; and a fulsome economic feasibility
analysis that explores how to balance the available land lift with the
amount of affordable unit set aside and depth of affordability desired,
and that is feasible within current market conditions.

Metro Vancouver Regional District e A Regional Mode! for Inclusionary Housing

Introduction, Background and Context

The scope of recommendations in this report include a recommended
policy framework and phase-in approach, as well as considerations for
the unit set aside rates, depth of affordability and affordability period,
the size and tenure of projects included within the scope of this policy,
provisions for project incentives and opt-out considerations, and
potential roles for the Metro Vancouver Housing Corporation in the
administration of units. The role of Metro Vancouver in the ongoing
monitoring and evaluation of the inclusionary housing framework is
also considered through recommended reporting processes. The final

recommendations also include a framework for conforming to recent

legislative changes in British Columbia and consider how the
framework could be implemented should the Province of British

Columbia enact legislation to enable inclusionary zoning.
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duction, Context

Background

Metro Vancouver is comprised of a federation of 21 municipalities, one electoral area and one treaty
First Nation with a population of 2.6 million people. Like in many other cities in Canada, housing
affordability is one of Metro Vancouver’'s most challenging regional issues. Metro Vancouver is taking
action and looking for new solutions to the housing affordability crisis. This study explores how
inclusionary housing policies can be used as effective tools for creating more affordable housing within
the context of Metro Vancouver.

Planning for diverse and affordable housing choices is one of the goals of Metro 2050, the regional
growth strategy adopted in February 2023. In addition, the Metro Vancouver Housing 10-Year Plan (2022
Progress Update) identifies the affordable housing crisis the region is facing and recognizes the need to
increase the region’s affordable housing portfolio.

Goal 4: Provide Diverse and Affordable Housing Choices of the regional growth strategy includes a
strategy to encourage policies and actions that expand rental housing supply, mitigate or limit the net
loss of existing purpose-built rental and non-market housing stock, and protect renter households. Policy
4.2.3 sets a regional target that by 2050 at least 15% of newly completed housing units be affordable
rental housing units. Furthermore, Policy 4.2.7 a) requires that member jurisdictions include a statement

i & ,

‘ ¢ R ~“

on how they will support and achieve the goal of having 15% of new housing units be affordable rental fax ’._Vancl\élgsgc;
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Study objectives

Develop a model inclusionary housing policy framework

The first objective of the study is to develop a model inclusionary
housing policy framework that member municipalities can
voluntarily adopt or “opt-in” to. The model policy has been,
developed using information gathered about the challengés and
opportunities that municipalities, developers, and non-profits -
currently face under existing inclusionary housing policies in the
region. It is also informed by economic theory, best practices and
case studies from other jurisdictions, and a fulsome economic
feasibility analysis that explores how to balance the available land
lift with the amount of affordable unit set aside and depth of
affordability desired, and that is feasible within current market
conditions. This extensive and robust study of inclusionary housing
aims to support municipalities to implement the tool in the most
effective way and provide a consistent framework of policies that
municipalities within the region that either already have or do not
have inclusionary housing policies can voluntarily adopt or “opt-in”
to.

Metro Vancouver Regional District ¢ A Regional Model for Inclusionary Housing
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Advocate to the Province of British Columbia for inclusionary
zoning

The second objective is to develop material to be presented to the
Province of British Columbia for a potential framework for
mandatory inclusionary zoning for consideration as a legislative tool
to create new affordable housing. Unlike other jurisdictions in
Canada and abroad, the current regulatory context in British
Columbia (BC) does not enable inclusionary zoning which would
allow municipalities to set a required percentage of affordable
housing to be provided directly as part of zoning requirements.
Instead, BC municipalities use voluntary inclusionary housing
policies, density bonusing, and incentives which encourage the
delivery of affordable housing through private development by
securing a certain amount of affordable housing as a condition of
rezoning or in exchange for additional density. However, the
Province has recently indicated its willingness to explore
inclusionary zoning.and it is anticipated that legislation to enable
inclusionary zoning in BC will be introduced by the Province in
Spring 2024.



This project involves cataloging
and assessing existing
inclusionary housing policies and
informal practices in the region,
conducting a scan of global best
practices, assessing the
economic feasibility of various
inclusionary housing models in
different market typologies, and
developing policy alternatives
and recommendations that could
be applied in the Metro
Vancouver region. The project is
being undertaken in five parts.

and Context

Study approach

Part 1: Detailed jurisdictional scan of inclusionary housing policies and practices currently in place in the
Metro Vancouver Region. This work included interviews with various municipalities that have inclusionary
housing policies or practices to catalogue the details of those policies/practices

Part 2: Review of inclusionary housing best practices in other jurisdictions in Canada and the United
States, as well as key informant interviews with non-municipal stakeholders for feedback on their
experience with mclusmnary housing policies; what is working well and what might need further
consideration.

Part 3: Econcimic analysis that explores the impact of an inclusionary housing requirement on
development viability and includes looking at market typology variables such as land value, development
costs, potential land value lifts, and market housing prices to illustrate strong, moderate and emerg.ing
markets. The results test how different policy variables (i.e. rent levels, incentives or densities) affect
development viability and the ability to generate new affordable housing units.

Part 4: Pelicy alternziives for the model inclusionary housing framework developed based on the
research and analysis undertaken in the previous three parts, and Metro Vancouver's goals for
inclusionary housing across the Region.

Part 5: & roovaeiogd Inclusionary ng fram which outlines the
recommendations for an elective or ‘opt in’ inclusionary housing model that could be applied across
multiple municipalities or at the regional level. The final recommendations will also consider how the
framework could be applied in an inclusionary zoning context, if enabled by the Province of British
Columbia.

Metro Vancouver Regional District e A Regional Model for Inclusionary Housing
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What is inclusionary housing
& Inclusionary zoning?

Inclusionary housing (IH) is a broad
term that refers to municipal initiatives
that use planning regulations and the
development approval process to
engage private developers to provide a
percentage of affordable housing in
their otherwise market-rate housing
developments.

Inclusionary zoning (I1Z) refers to a form
of inclusionary housing. Inclusionary
zoning refers to a zoning regulation or
land use ordinance that requires
developers of projects, often of a
certain size, to provide a set amount of
affordable housing in their market-rate
residential development as a condition
of development approval. Inclusionary
housing therefore is a more general and
inclusive term while inclusionary zoning
is a particular type of inclusionary
housing.

H
H
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Mandatory
Inclusionary
Housing
(Inclusionary
Zoning)

Inclusionary
Housing

Mandatory inclusionary housing practices, such as
inclusionary zoning, require all developments to provide
affordable housing as a condition of zoning and receiving
development approval on as-of-right development. These
types of programs essentially require developers to provide
the affordable housing proportion outlined in the regulation, if
they want to pursue any development project.

"ol

A con

Voluntary inclusionary housing policies encourage the
delivery of affordable housing through private development
by requiring a certain proportion of affordable units in
exchange for additional density or some other incentive. The
two primary voluntary approaches are “rezoning-based
practices” and “incentive-based practices”.

Rezoning-based inclusionary practices, such as those
proposed in this study, leverage the increased density allowed
under a rezoning approval in exchange for the provision of
affordable housing. Developers have the option to build
without providing affordable housing under the existing as-of-
right conditions or build at a higher density with the
affordable provision. In these programs, the cost to the
developer of providing affordable housing units is recovered
through additional revenues generated by the rezoning.

In order for these policies to be effective, stakeholders
believe that developers of affordable housing must be made
“whole” by the incentives.

Metro Vancouver Regional District e A Regional Model! for Inclusionary Housing
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i

These approaches
are permitted in
Ontario, Manitoba,
Alberta, and have
been used across
the US and
England.

These approaches
are used in
Canada, including
Metro Vancouver,
and to a limited
extent in Australia
and the US.
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| Creating an inclusionary housing policy

There are many ways to implement affordable housing programs. Typically, municipalities tailor the design of their inclusionary housing

and Context 12

policy to reflect their local housing market conditions and affordable housing needs. In designing an inclusionary housing policy framework,

the trade-offs between the depth of affordability, number of units, and length of affordability must be considered., and the policy features

will always need to support the affordable housing direction of the local Council.

The design of an inclusionary housing policy differs based on the intended
objectives of the policy: :

Upzoning / Increased Density Tenure of Affordable Housing
P~ -
A » Creates affordable housing from the
§§ increased land value »  There may be a need for both .
=S +  May include detailed, site-specific affordable ownership and rental in a
s financial analysis community
Incentives Income Mixing

Policies tailored to balance incentives
with the revenue losses from the
affordable units

Works better with mandatory policies
or with not-for-profit developers

Period of Affordability Geographical Distribution of Affordable Housing
+ Permanent affordable housing has a
l . |al‘ger ﬂnanClaI impaCt,.but prOVides |0ng- . |s therea po“cy direction to encourage
term community benefit distribution of affordable housing

financial impacts and will produce more
affordable units

Metro Vancouver Regional District « A Regional Model for Inclusionary Housing

Fﬂ'ra + Is there a policy direction to encourage
income mixing in the community?
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Inclusionary housing policy features

The details of
inclusionary housing
or zoning differ
between
communities that
have implemented
such policies, but all
policy frameworks
include decisions on
these key features.

This report includes
recommendations for
each of these
variables and a few
others, based on the
information gathered
through best-practice
research, stakeholder
input, and the results
of the financial
analysis.

Key Feature

Affordab!e

housing unit
~ set-aside

Restrictions
based on
location and
type of housing
development

Opt-out options
(e.g., off-site
construction

and in-lieu
payments)

L

Description

Set-aside requirements refer to the percentage of units a developer is required to set aside in the development
as affordable housing. Most set-aside rates explored in the best practice review are between 5 and 30 percent,
but some places have higher or lower requirements or sliding requirements.

The depth of affordability requirement determines how affordable the inclusionary units must be. In many
existing poI|C|es inclusionary housing units (i.e., affordable units) are rented at rents between 60 percent and
120 percent of average market rent.

Most programs control the duration of affordability of the inclusionary units to preserve affordability over the
long term. Many policies also include compliance and monitoring requirements to ensure units remain
affordable for the prescribed period.

Inclusionary housing policies and regulations typically define where and when these policies apply (e.g., new
residential development projects of a particular size, type, and tenure.) Some policies could apply only 1o new
multi-family developments or could also include the rehabilitation of existing buildings, for example. Some
policies also have specific requirements by neighbourhood.

Most inclusionary housing programs offer alternatives to providing the inclusionary housing requirements.
These opt-out options typically involve allowing developers to make cash in-lieu payments or to construct the
affordable housing off-site. This kind of flexibility is usually granted only in specific circumstances.

Many inclusionary housing policies also involve some cost offsets in the form of incentives for developers.
These incentives can work to either offset part or all the cost imposed on the developers of the inclusionary
housing requirement. The most common developer incentives are density bonuses, fast tracked approval
processes, reduced parking requirements, flexible design standards, waivers or reductions of permit and/or
impact fees, and tax abatements.

For an inclusionary housing program to be successful, there must be proper administration and oversight of the
program. The specific requirements for ongoing administration of any inclusionary housing program will
depend on the specific requirements and policy goals of the program.

Metro Vancouver Regional District e A Regional Model for Inclusionary Housing
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Inclusionary housing policy features

Depending on the goals and objectives of a municipality’s inclusionary housing program, key policy features
can be designed on a scale from less flexible to more flexible, as shown in the table below.

Less Flexible More Flexible

i

A

v

| Lower set aside

h
v

Higher setaside

a
v

Jurisdiction-wide, all housing and Specific locations, specific housing
tenure types and tenure types

A
v

A
v

No opt-outs Opt-outs: in lieu/off site

A
4

No or ineffective incentives Many market-responsive incentives

Strong operation/management No operation/management
requirements requirements

A
A 4

Source: Based on Urban Land Institute, 2016.

Meitro Vancouver Regional District » A Regional Model for Inclusionary Housing
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Inclusionary housing policy features

Key takeaways from the jurisdictional scan of existing inclusionary housing and inclusionary zoning policies are
highlighted below and were taken into consideration in the development of the recommended policy framework.

@ Inclusionary housing policies are most effective when the provision of @ England’s version of inclusionary housing policies has become

affordable housing is mandatory. Voluntary programs have proven to more effective over the years in large part due to the growing
be far less effective than mandatory programs. ' capabilities of the local authorities. Their targets have been more
. demanding as they became more familiar with the process and
@ Inclusionary housing policies are most effective when the certain of their powers.

requirements apply as universally as possible.

Inclusionary housing policies are most effective when they use ixed @ England’s version of inclusionary housing policies is most effective

and -+ =5 wes, The rules should be fixed, non-negotiable when they consider local market conditions. Local market
and set out in advance. This applies most particularly to the & conditions have a strong influence i_n how the targets are set and
a0, the rem 7, and the met. In general, authorities in high-demand areas for market
wovives, Furthermore, having fixed rules is important housing have been able to impose and achieve far higher targets
for treating all developers consistently and fairly. It is particularly than authorities elsewhere.
important for them to know the cost of the affordable housing
obligation ahead of time when purchasing the land for development. Although England’s experience holds many relevant lessons for

‘ Canada, because of fundamental differences between the English
~ Inclusionary housing policies are most effective when they and Canadian planning systems, ¢ cz.raacis

readily eplicated in ada.

@ Inclusionary housing policies are most effective when they provide
limited flexibility. The regulations can provide some flexibility by
allowing the use of cash-in-lieu or off-site development. However, the
flexibility should operate within strict parameters and only allows
these alternatives only when they demonstrably produce a greater
public benefit than the on-site obligation.

Metro Vancouver Regional District e A Regional Model for inclusionary Housing



- -Background -
“ihclusionary housing in Metra Vancouver

T s seetian provides an averyiew of the cilirrem
Feomtest irMeatroanonyver By exponmng e @deting,
dpcinsiamnrimuging policiEs i thangion and The

| Siate ol dellvaryiaf alttrdable Bousing in the region

(AT oy Risgl gl TRt « A Ssgiomill Mods! far thctusmnu{ry Hpuying




Types of inclusionary housing policies in

Metro Vancouver

Unlike other provinces in Canada and other jurisdictions internationally,
the current regulatory context in BC does not allow inclusionary zoning
which would allow municipalities to set a required percentage of
affordable housing directly into zoning requirements. "

Instead, BC municipalities use “voluntary” inclusionary housing policies
which encourage the delivery of affordable housing through private
development by requiring a certain proportion of affordable units in
exchange for additional density and other incentives. There is a wide
variation in the inclusionary housing policies that exist across the
Metro Vancouver region. And while some municipalities are not
currently using inclusionary housing tools, some are using other tools
to secure affordable/ non-market housing such as setting aside land,
Community Amenity Contributions (CACs), etc.

Although all of the tools used in the Metro Vancouver region all share
the common approach of using the zoning authority to encourage or
require development of affordable housing units in connection with
approval of a proposed market-rate project, they reflect considerable
diversity in design and implementation. The design of each policy
differs based on the intended objectives of the policy.

Metro Vancouver Regional District e A Regional Model for Inclusionary Housing

While all being “voluntary” programs, many are understood to be near
mandatory in nature, given that current planning practice in BC relies so
heavily on the rezoning process, and developers rarely build to base
densities. In the following image, the current inclusionary housing
programs in Metro Vancouver are organized by their scale from
mandatory (less flexible in application) to voluntary (more flexible in
application). The map on page 19 of this report shows which
municipalities have inclusionary housing policies or programs, a
similar incentive / density bonus policy which achieves inclusionary
units, or have identified inclusionary housing as a future action.

Background and Context 17



Less Flexible

lnclusionarVyVZoning =
Required Housing
Contribution

*  spot rezoning not
required
developer cannot
opt out

* Does not exist in
BC currently

Existing inclusionary housing policies

&

Burnaby Rental Use
Zoning Policy

Coquitlam* Density
Bonus Incentive for
Priority Housing Types

Port Coquitlam
Affordable and Family
Friendly Policy

Richmond Low End
Market Rental Program

Vancouver Below
Market Rental Housing
Policy for Rezonings

Vancouver Specific plan
or area policies

wlth pohcy guidanoe

» Bowen Island
Affordable Housing
Policy

« City of North

Vancouver Mid-Market

Rental Policy

* New Westminster
Inclusionary Housing
Policy

» Port Moody
Inclusionary Zoning
Policy

+ Vancouver Rezbning
Policy for Sustainable
Large Development

v

sabpnrtitrnting Danlirrs -, §
roguction, acKgrouna al

More Flexible

Negotiated at
rezoning on case-
by-case basis

 Surrey* Density
Bonus Policy

* White Rock* OCP
policies 11.2.1
and 11.2.4 for
Affordable Rental
Housing
requirements for
rezonings

* Coquitlam, Surrey, and White Rock do not have inclusionary housing policies, but have a similar incentive / density bonus policy

Metro Vancouver Regional District » A Regional Model for Inclusionary Housing

which achieves inclusionary units.
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Existing inclusionary housing policies/
practices in Metro Vancouver

Metro Vancouver Member Jurisdictions =3 Sy
with Inclusionary Housing Policies: \ 35;,,!'
I i
\ %
G ‘\' ?
+ 8 member jurisdictions have adopted N
official inclusionary housing policies ";

or programs: Bowen Island, Burnaby, 't
New Westminster, City of North U
Vancouver, Port Coquitlam, Port

North
| Vancouver
District

!Nonh

Moody, Richmond, and Vancouver

* 3 member jurisdictions have some
similar incentive / density bonus
policy which achieves inclusionary
units: Coquitlam, Surrey and White
Rock

* 4 member jurisdictions have A
identified inclusionary housing as a N
future action: Delta, Electoral Area A,

_ ) L

TOWHShIp af Langley' a-nd Clty of Inclusionary Housing Policy

Langley EZZ ves

S
No (Fulure) Y
I 3

Metro Vancouver Regional District = A Regional Model for Inciusionary Housing
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Existing inclusionary housing policies
key features

The table below provides a summary of the key features of the existing inclusionary housing policies and programs that currently exist within the
Metro Vancouver region.

B Percent of affordable inclusionary units varies based on associated affordability level. Ranges from 5% of
GFA or units (for deeply affordable units i.e., shelter rate and RGI units) to 30% of GFA or units (Vancouver:
Unit set aside, affordability 20% social housing + 10% below market rental). Some policies have set-aside requirements that are
“ threshold” -~ calculated on bonus density (additional GFA), rather than the whole development GFA.

. Some policies have different requirements for affordability and % unit set aside based on geography (i.e.,
more units required in central areas) and tenure type.

. Majority of policies are for 60 years or life of the building.

. Most existing policies in the region apply to either strata only developments or strata and mixed tenure

Inclusionary housing in developments. The only municipalities that expect inclusionary policies to apply for rental only buildings are

different tenure types the City of Vancouver and the City of North Vancouver.
. Existing policies in the region offer developers some type of incentive in exchange for providing affordable
Developer Incentives housing.

. The most common incentive types offered to developers of affordable housing are: density bonusing,
reduction in parking requirements, DCC waivers (or other waivers), prioritized application review.

. Cash in lieu option available in most but not all policies, usually for projects resulting in fewer than 3 or 4
inclusionary units.

o The most common operating/management requirement in the existing policies is for units to be managed
by a not-for-profit, but the units can remain in the ownership of a private developer.

° Most of the existing programs have annual reporting requirements. Annual reporting is important to ensure
policy is functioning as it should, however it requires staff capacity to disseminate and assess the reports.

Metro Vancouver Regional District e A Regional Model for inclusionary Housing
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tate of delivery of affordable rental
" housing in the Metro Vancouver region

There is an urgent need for affordable housing in Metro Vancouver, Figure 1: Estimated Inclusionary housing approvals and
particularly affordable and secure rental housing. The provincial government completions in an average year, compared to total rental
is overhauling the planning framework in BC, and inclusionary housing completions in Metro Vancouver in 2022

represents a critical opportunity to ensure that new growth and density can
simultaneously contribute to the prov]sioh of affordable homes.

The demand for rental housing is significaritly outpacing the growth in M All Rental Completions

supply and availability of rental units. Between the 2016 and 2021 Census ‘ ® Inclusionary Housing

periods, total renter households in Metro Vancouver increased by over 13% Approvals and

while the purpose-built rental stock increased by just 5.6%. At the same time, Completions

the average vacancy rate for rental apartments has remained consistently

very low, while the viability of constructing new rental continues to be

challenged by rising construction costs and interest rates, labour shortages, *Includes inclusionary housing approvals and completions, actual
completions are estimated to be 1/3 of total approved/completed, or

and significant inflation. ~174 units.

In 2022 there were 1,273 social housing completions in Metro Vancouver, out of a total of 6,082 rental housing completions.

On average, it is estimated that 521 (9%) Inclusionary Housing units were approved or completed in Metro Vancouver. It is estimated that of
these units, approximately 174 were completed.

From 2007 to the present, Metro Vancouver has had approximately 6,190 inclusionary housing units approved under various jurisdictions’
inclusionary housing policy frameworks. Additionally, 3,000 units have been either completed or in the construction process, resulting in a
total of 9,190 inclusionary housing units delivered across the region from inclusionary housing policies. The chart on the next page
demonstrates the scale of inclusionary housing units delivered by municipality.

Metro Vancouver Regional District © A Regional Model for Inclusionary Housing
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Figure 2: Inclusionary Housing Policies Across Metro Vancouver with Total Units Delivered
(Completed, Approved, or In-Stream) since Policy Inception (Dates Vary)

Eight jurisdictions have IH policies

120% 1
+ Six jurisdictions have delivered IH units
North ) Vancouver -
o Port Vancouver City  + » below market to date
o 100% Coquitlam* /\ Buraby ( rerdalk
& New West - #71%, * Vancouver
- option3 .. * Burnaby
2 80% * Ri
% ¢ Port Moody - Richmond
o below-market » City of North Vancouver
g 500 i + Port Coquitlam
% Richmond - .
& ’ cnlgside City —/ K. Vancouver- +  New Westminster
'a>3 Canire - social housing
bt {
2 40% Richmond - within City =+ The majority of units were:
= Center
© * In stronger markets
g New West - _f '\_ Port Moody - ¢ )
= 4{ option 2 non-market Legend: * In mixed-tenure developments
< 20% Size of bubble = total units delivered since policy inception . . o
Light Blue = rental developments only . * At higher rents (higher %AMR)
{ Green = rental and strata developments
| Dark Blue = strata developments only
0% PO — T T T * Since policy inception (dates vary),
0% 5% 10% 15% 20% 25% approximately 9,200 inclusionary units

Housing Contribution (% units) have been delivered in the region

. (approved or completed)
Note: The Affordability Level (% Average Market Rent) on the vertical axis is calculated using the 2022

Vancouver CMA average market rent for all units as reported in the 2023 CMHC Rental Market Report.
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Al HANGES |

The shite of legislative changes introduced by the province will

introduce new minimum standards for height and density near transit,
and shift municipalities toward a pro-active planning framework,
requiring pre-zoning for 20 years of housing needs. Bill 47 (Transit-
Oriented Areas) will réquife local governments to set minimum heights
and densities for housing within defined transit-oriented development
areas but have not included any consideration for securing affordable
housing units within these new base densities.

The province has estimated that changes resulting from these
legislative changes could lead to approximately 100,000 new housing
units being built in TOD areas over the next decade, according to
provincial estimates. However, the legislation has no requirements
related to the provision of affordability or non-market housing. Rather,
the focus is more on increasing housing supply in general.

In current planning practice, municipalities contribute to housing
objectives by capturing a portion of the additional land value created
through rezoning to contribute towards affordable housing. In fact,
many of the existing inclusionary housing-policies in the region are tied
to rezoning.

Metro Vancouver Regional District e A Regional Mode! for Inclusionary Housing
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! Provincial legislative changes

Unlike other jurisdictions in Canada and abroad, the current regulatory
context in British Columbia does not allow inclusionary zoning which
would allow municipalities to set a required percentage of affordable
housing to be provided directly as part of zoning requirements. There is
a substantial risk that the new legislation will reduce the ability of
municipalities to generate much needed non-market/affordable housing
units through new development, without expanding the tools for local
governments to request an inclusionary zoning contribution through as-
of-right development.

The legislation risks removing or curtailing several key tools that are

“currently used to deliver affordability in our region: contributions to

affordable housing reserve funds (through CACs negotiated through
rezoning) and the direct delivery of affordable units by the private sector
(through rezoning).



! Provincial legislative changes

and Context

B.C. is shifting to a pro-active, long-term approach to planning that is focused on identifying housing needs and zoning accordingly. As a result, the
Housing Statutes (Residential Development) Amendment Act (Bill 44, 2023) was passed, requiring Housing Needs Reports (HNRs) to be updated
using a standard method estimating housing needs for 20 years — rather than the previously required 5 years.

The Housing Statutes (Transit-Oriented Areas) Amendment
Act (Bill 47,2023) requires that municipalities designate
Transit Oriented Development Areas (TOD Areas) near transit
hubs.

TOD Areas are defined as land within 900 metres of a rapid
transit station and within 400 metres of a bus exchange.

In TOD Areas, municipalities will be required to permit
housing development that meetings provincial standard for
allowable height and density (see Figure 1).

Metro Vancouver Regional District » A Regional Model for Inclusionary Housing

Figure 3: Transit-Oriented Areas Types in British Columbia, 2023

Transit Oriented Development Areas — Policy Framework

Up to 20

| 200m or less | Up to 5.0 Condo Tower
1A)Rapid [0 om Up to 4,0 Upto 12 High Rise, Mid-rise
Transit — ' e
401m - 800m Up to 3.0 Upto8 Mid-rise
| — Upto 4.0 Upto 12 High Rise, |
; 1B}Bus M orless wid Rise
Exchange 201 ~ 400m Upto3.0 Upto8 | Low-rise, Townhouse
B 200m or less Upto3.5 Up to 10 Mid-rise
Exchange 20im - Aoém i Upto25 Uptog | Low-rise/Townhouse
Bus 200m of less 1 Upto 2.5 L —Uito's - »’Lﬂr»rise
! Exchange 201m — 400m uUpto 1.5 Uptod Townhouse
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Stakeholder feedback

A number of interviews with a broad range of housing stakeholders in Metro Vancouver were conducted as part of this study.
These interviews were conducted with private developers and non-profit housing providers/developers. Interviews were
conducted virtually throughout September and October of 2023.

Each interview helped to answer one or more of the following lines of inquiry:

+ How effective are the current inclusionary housing policies across the Metro Vancouver region?

*  What are some recent related to the inclusionary housing policies across the Metro Vancouver region?
What elements of the current policies should remain in the future?

»  What are the current chalienges faced by private developers and non-profit housing providers/developers interacting with
the inclusionary housing policies across the Metro Vancouver region? How can these policies be improved in the future?

«  How might the Metro Vancouver Regional District develop an achievable and impactful regional model inclusionary
housing policy that achieves the desired outcomes?

The feedback provided through these key stakeholder consultations has been considered in the development of the
recommended policy framework. The following pages highlight what we heard through consultations in terms of what is
working well and what the challenges are with the existing inclusionary housing policy frameworks.

Metro Vancouver Regional District e A Regional Model for inclusionary Housing



ntext 28

I What we heard

Inclusionary housing policies that are predictable
and consistent are the most effective.

8
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What we heard

Stakeholders (such as developers) have expressed
that many of the existing policies are more
challenging to navigate than they should to-be, in
order to be effective.

rs do not ind he nd
iso e b & bo of

1 he or design (atwor = for an
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Various inclusionary housing policy frameworks have been
implemented throughout Metro Vancouver since 2007, with eight
jurisdictions currently having an in-force policy and three others that -
have similar incentive / density bonus policy which achieves
inclusionary units.

Some of the municipalities have policies that are based on specific
neighbourhoods, and others have multiple options depending on the
type of development or rezoning type. Some policy frameworks include
requirements in pre-written zones (with spot rezoning required) and
others are negotiated on a case-by-case basis when a rezoning is
required. This creates inconsistency in terms of applicability of
inclusionary housing across the region and adds additional risk for the
development industry. It also creates uncertainty about the goals and
outcomes of the various policies for the public and elected officials.

A model inclusionary housing policy framework based on clear analysis
and evidence and reflecting stakeholder feedback, would help create
consistency across the region, ensure that requirements are in line with

current market conditions, and provide the foundation to take - 2007
inclusionary housing policies a step forward across the region. I
Richmond
Bowen Island

Metro Vancouver Regional District e A Regional Model for inclusionary Housing
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u

Why create a model policy framework?

A model policy that can be implemented across multiple municipalities
also creates a case for enabling inclusionary zoning legislation by
Province, which would allow for mandatory affordable housing
requirements to be included in base development permissions (zoning),
including where development approval is not required. For instance,
this would apply to areas where municipalities have pre-zoned to higher
densities to meet provincial requirements.

The existing inclusionary housing policies have had mixed success in
creating new affordable units. Creating a consistent robust policy
framework for the region could support municipalities to implement the
tool in the most effective way by improving the existing policies and
enabling areas without policies to introduce new inclusionary housing
policies that would be seamiess for the development industry and
affordable housing providers to understand and participate in.

Recommended Metro Vancouver Regional
Inclusionary Housing Framework

Timeline of Adoption

2015 2016 2017 2018 2019 2020 2022 2024

e I
= g
City of North

v u Port Coquitlam Burnaby
ancouver Gity of Vancouver
Rezoning Policy for Port Moody
Sustainable Large ,
Developments New Westminster

City of Vancouver

Below Market Rental
Housing Palicy for
Rezonings
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Inclusionary housing

In very general terms, inclusionary housing policies fundamentally
reduce the economic value of a development project. Inclusionary
housing policies encourage or require developers to develop some
number of affordable housing units in connection with a proposed
market-rate development project. Naturally, these affordable units will
be listed at lower prices than market-rate units and as such, will earn
the developer less revenue than their market-rate counterparts. Under
an inclusionary housing policy, the developer's projected revenue loss
has the same effect on a developer's bottom line as an increase in
construction costs or the payment of a fee. This dynamic has the effect
of reducing the value of the residential development project.

There are four factors that must intersect for real estate development
to be feasible. These factors are: public policy, market feasibility,
capital, and land. Public policy relates to the zoning, density, and design
requirements for a project at a specific site. For development to be
economically feasible, policy must allow the developer to build a
profitable product. To achieve this, a developer must be able to achieve
sufficient levels of revenue. Market feasibility relates to whether the
potential revenues generated by a development project can cover the
costs to develop the project.

Metro Vancouver Regional District e A Regional Model for Inclusionary Housing
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With regards to capital, developers are concerned with both the capital
costs and the availability of capital financing. A developer needs to be able
to access the resources for development, including equity investment, bank
loans, or other sources of funds. Development feasibility is also contingent
on the cost and availability of land. For a development to be economically
feasible, a developer must be able to purchase an appropriate site for a
reasonable acquisition cost.

When all four of these factors intersect, a real estate development project
is economically feasible for a developer to pursue. Development will
continue to occur under inclusionary housing if the revenues for the
market-rate units are high enough to cover the lost value from including
affordable housing units in the project. Because the success of an
inclusionary housing policy depends on market-rate development, these
policies only work when new development is occurring.

Undertaking a financial feasibility analysis is critical for understanding the
impacts inclusionary housing policies can have on the supply of housing.
This involves analyzing current local development economics to
demonstrate how much “prototypical” projects can realistically support the
costs associated with the provision of affordable housing under different
inclusionary housing policy designs, without affecting development viability
to the point where development will not take place. In economic feasibility
analyses, policymakers can test the trade-offs between the key policy
features.
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This study used a residual land value (RLV) analysis to determine how

much inclusionary housing can be provided through the additional
value created through an upzoning and subsequent development of a
set of conceptual sites.

“Residual land value” analysis is the method which is often used to
determine the value a developer would be willing to pay for land for a
project. This valuation technique is based on the understanding that
land is valuable because of the utility it provides people. The residual
land value method says that the maximum a developer would be
willing to pay for land for a project would be “just enough so that the
land cost plus the cost of improving the land exactly equals the
expected proceeds of selling/renting the property”.* The cost of
improving the land includes the hard costs (which include labour,
materials, etc.), soft costs (which include financing costs, municipal
fees and charges, etc.), and the developer's profit margin. The '
maximum payment for the land is therefore the amount of the
revenues that is left over after paying all these costs of development.
The value of land under this appraisal method is therefore a residual
amount resulting from the improvement of land.

*University of British Columbia, Sauder School of Business. Developer's Residual Method of Appraisal
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Financial impact analysis methodology

Any improvement that increases the value of the land’s final use
increases the land residual. In contrast, any market changes or
interventions which reduce revenues (or increase the costs to
develop) will reduce the land residual. In the context where an
inclusionary housing policy is introduced, the direct impact of the
inclusionary housing policy would be to reduce developer revenues.
Development costs and profit are considered fixed as developers
already maximize cost reductions and are mostly not willing to reduce
their profit margins. Therefore, this method assumes that reductions
in revenue will lead to indirect negative impacts on land values since
less funds will be available to purchase land. In the long run, the cost
burden of an inclusionary housing policy is therefore capitalized into
decreased values of residential land.

Residual Land Value Method
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Upzoning and residual land values

In the illustration below, the site has been upzoned and may construct a greater number of units in exchange for setting aside a certain
percentage of those units for inclusionary housing. In the illustration, the increase in hard costs, soft costs, and profit margins (shown in the
figure on the right) are proportional to the amount of upzoning, with or without inclusionary housing. Upzoning creates both additional revenue
and costs, but in strong markets the revenue can exceed the costs and baseline profit amount. It is this “residual” value that can be used to
create new inclusionary housing units.

The inclusionary housing units generate lower revenue than the market units that would have been created without an inclusionary housing
policy. As the revenues decrease under an inclusionary housing policy, how much the proponent can afford to pay for the land, the residual land
value, decreases. When the residual land value matches the current land prices, it will become more difficult for new projects to purchase land,
and new projects may be delayed.

Each affordable unit creates a measurable reduction in residual land value. Modelling different inclusionary housing policy requirements, such as
the unit set aside rate and depth of affordability, provides insight into how much inclusionary housing can be supported in the current

development market.
VALUE OF $ Inclusionary
UPZONING Housing

AFTER UPZONING

BEFORE UPZONING
(as-of-right development)

Metrc Vancouver Regional District = A Regional Model for Inclusioﬁary Housing
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RLV analysis

|
: ]
A combination of development scenarios were tested that included:

+ 3 built forms: High Rise, Mid Rise and Low Rise Apartni'ent with
350, 200 and 100 units, respectively; and

« the High Rise and Mid Rise buildings were assumed to be concrete
construction, and wood construction for the Low Rise apartment.

Only strata or condominium buildings were tested, because the
purpose-built rental market is currently very challenging to achieve
a viable project.

The affordable units were assumed to be rental, though scenarios

were tested where the units are purchased by a not-for-profit
housing provider and subsequently rented to their clients.

Higher Price -I
Market Area

w

Built Forms:

§§ aaon! gg
== 4t 25
Medium Price SarE L
Market Area .
2 Construction Types:
Lower Price E& {@f
Market Area _I b

Metro Vancouver Regional District e A Regional Model for Inclusionary Housing
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L
An assumption going into the analysis was that increasing the
density for a site would provide substantial additional opportunity
for providing inclusionary housing. Upzoning amounts of 100% and
200% from as-of-right density were modelled.

The amount of inclusionary housing is commonly referred to as the
“set aside rate” and is a percentage of the units or gross floor area
in the building. Set aside rates of 10% and 20% were modelled.

Affordable rental is commonly measured against what the average
market rent that is reported by CMHC in their annual purpose-built
rental market survey. We analyzed the results for 10% below
average market rent (AMR) and 20% below AMR.

Base Tenure: Uplift Scenarios:
= e +100% ana +200%
a ‘9’945 from as-of-right development
Set Aside Rate: Affordability Level:
6 and below AMR and

affordable units below AMR

-
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' RLV analysis
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The cost of improving the land includes the hard costs, soft costs,
land costs and the developer’s profit margin. The key costs that
were included in the analysis are provided below.

Hard costs include the costs associated with constructing the
physical building, which includes materials and labour.

The individual components of the hard costs might include:
» Base Construction Cost of the building

»  Parking Construction Cost

+ Site Servicing

» Appliances, Furnishings, and Equipment

+ Contingency

There are several factors that impact the hard costs of a project.
These are often based on the site, as well as the design, size, and
height of the building. For this project, most hard costs were based
on the 2023 Altus Cost Guide for multi-residential development in
the Metro Vancouver Area (MVR). With the IZ percentage being a
proportion of the gross floor area (GFA), changing the hard costs
will have a proportional impact when IZ is applied - the percentage
decrease in viability due to IH will stay mostly the same as costs
increase. In addition, hard cost assumptions were verified with
developers in Metro Vancouver.

Metro Vancouver Regional District e A Regional Model for inclusionary Housing

Impact Assessment 39

Soft costs include the costs associated with planning the development,
managing the construction project, acquiring development approvals, and
building permits.

The individual components include:

» Professional Fees including architect, engineer, cost consultant (Quantlty
Surveyor), planning consultant, and other consultant fees

« Site Studies

« Real Estate Agent Sales Commission Fee for ownership units
« Legal Fees

« Marketing Costs for rental units

» Property taxes during construction

* Financing Costs

"« Fees and Permits including Municipal and Regional Planning Application

fees, Building Permit fees, Development Charges, Parkland Dedication
fees

Like hard costs, soft costs are largely dependent on the type of building,
sites, and other development specifications. For this study, soft costs were
determined based on desk research and SHS Consulting’s considerable
development experience. These assumptions were also verified with
developers in Metro Vancouver.

In this study project profitability is measured as a proportion of the total
project value, with a viable project achieving 15% profit on the total project
revenues. SHS has used a 15% profit margin in multiple inclusionary zoning
analysis projects, with the development industry in each community finding
it an acceptable benchmark rate.
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| Built form typologies

Details for the three prototype developments that

were modelled are shown in this figure.

With the intent of having a policy that can be adopted

Nﬁ.
N‘
N
b —

I

widely across the region, ultra-high rise buildings (60+

)

B

=

[« |

storeys) were not included in the analysis.
" High Rise
32 Storeys

Units 350 Units 200 Un 100 Units

Construction Type Concrete ete Framed

Site Size 0.75 hectares 0.4 hectares

Podium Si 1,525m? 1,590m?
ASNIE2S 6 Storeys reys 6
Tower Size 800m? A

Metro Vancouver Regional District e A Regional Model for Inclusionary Housing
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Construction costs and unit sizes

| asTs |
L = — =
The construction costs in this figure

Unit Cost
(per sq-ft)

Construction Cost
(per sq-ft)

represent the range of values between the
low-end and high-end of the Altus Cost Guide

=
for Vancouver for 2023. The Unit Costs are Higlll.Rise : %g $330-$400 $870-$970
the resulting per-square foot total cost (soft + EAAE
hard costs) for the finished units, using the Built Form o $837 - 7
low and high ends of the cost range. — >

E%ﬁ $734-$ 063

The unit sizes for market units are based on a

Apartment Unit Size Affordable Unit Size
(sq-ft) (sq-ft)

2023 report by CMHC on average unit sizes in

B»»»»»
B
5]
mE] 1]

Vancouver and Toronto’.

For this analysis, the affordable unit sizes were
increased by 10% to account for accessibility
features. An inclusionary housing policy can
specify the unit sizes, though having radically

different unit sizes from the market units can 1270

create challenges when designing efficient

1. CMHC 2023. https.//www.statcan.gc.ca/o1/en/plus/3237-condo-market-toronto-and-vancouver-home-

building floor plates which can result in investment-and-increasingly-rental-property

additional development and construction
costs.

Metro Vancouver Regional District e A Regional Modef for Inclusionary Housing
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I Metro Vancouver housing markets

For our an_alys-ism\;vé have divided the region
into 3 broad housing markets based on
recent housing sales prices; which suggest
the strength of the strata development
environment for each community.

The highest priced housing markets were:
West Vancouver, North Vancouver,
Vancouver West and Burnaby. Communities
that have-moderate pricing include:
Richmond, Vancouver East, New
Westminster, Port Moody, Coquitiam and
Port Coquitlam.

The lowest priced housing markets have
seen rapid increases in strata unit prices but
remain priced much lower than units in the
highest priced areas. The lower-priced
communities include: Delta, Surrey, White
Rock, Pitt Meadows, Maple Ridge and
Langley.

Assessment 43
ket

Market Type

_ Highélst price markeIt (average price $928,000)
| Moderate price market (average price $7.08,000)
|:| Lowest price market (average price $615,000)

|___| Not specified

Electoral
AreaA

Bowen
Island {

Whest

\/ANCOUVEN

Narth
\Vancolver
Northmistrict

\Vancouvern

MapleRidge

Langley.

Langley
4 Township

S
Tsaywasg,en
First Nation:

N/ 7>

The impact of potential inclusionary housing policies were tested in the three markets, using pricing near
the average for ownership and rental in each area. In general, higher priced housing markets are better
able to absorb inclusionary housing requirements, with the additional density from upzoning providing
significant additional profits. The amount of additional value is driven by the difference between project
construction costs and the sales prices of the units.

Metro Vancouver Regional District « A Regional Model for Inclusionary Heusing
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| Representative markets / revenue potential

z
?

|

Three housing markets were identified across Metro Vancouver, as shown in the previous page with the map of the region. The prices shown in
this table represent values that are near the middle of the range for each market.

The medium or moderate priced market has prices that are approximately 10% lower than the highest priced market, and the lowest priced
market area has prices that are approximately 30% below the prices in the higher priced market.

When using the information in this analysis, each municipality, or community, should assess which housing market their current housing prices
align with. The lower priced market areas have seen rapid increases in prices over the last 5 years, which is eroding affordability in those
communities, but the total prices still remain significantly lower than those seen in the communities with the highest prices. Inclusionary housing
is a tool that could help mitigate the affordability losses in the lower priced markets, going forward.

Higher Price Market Medium Price Market Lower Price
Area Area Market Area

1 Bedroom | $ 826,600 $ 752,600 $ 596,400
Ownership

Prices’ (2023)

$1,351 $1,185 $1,099
AMR?
(2023) ;

" — Adapted from data in the Metro Vancouver Housing Data Book 2022 Table 3.3.4 (Metro Vancouver)
2 — Average Market Rent (AMR) for occupied units according to CMHC Rental Market Survey, 2022, (Table 4.4), (CMHC)

Metro Vancouver Regional District = A Regional Model for Inclusionary Housing
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| Financial analysis

The analysis of potential residential developments in a housing
market enables identification of the key factors that are enabling or
impeding development. The key variables for this analysis were the
impact of recent construction cost increases on overall project
viability, how construction costs are related to potehtial prici‘ng, and
the large range of sales and rental prices across the region.

Current construction costs are creating a difficult environment for all
types of development.

Construction costs have increased by approximately 20% between
2021 and 2023, based on the information in the Altus cost guide. This
rapid increase in costs must be offset by increased revenues for
projects to be financially viable.

Using the high end costs, almost no projects were viable based on
current sales and rental prices in the region. Even with the low-end
costs, none of the prototype projects in the lowest priced markets
were viable.

This indicates that the residential development market is currently
under some amount of stress, that is independent of any inclusionary
housing policy.

Metro Vancouver Regional District ® A Regional Model for Inclusionary Housing

inancial | mpact Assessi

Local condominium prices vary widely across Metro Vancouver

The medium or moderate priced market has prices that are
approximately 10% lower than the highest priced market, and the
lowest priced market area has prices that are approximately 30%
below the prices in the higher priced market.

This suggests that even after the rapid increase in prices in the lower-
priced markets, there may be some price elasticity (room for prices to
rise) and that the potential revenue of the modelled projects is likely
higher than forecast, and therefore the ability to support inclusionary
housing is somewhat higher than the financial analysis suggests.

Construction across the region will vary in cost per square foot.
Projects that use the high-end costs, and higher-end finishings are
also likely to attract higher prices, with lower construction cost units
generally attracting lower prices. This suggests that the RLV
differences between the higher and lower construction costs are
smaller than the analysis may suggest — lower sales prices would
reduce the RLV for the lower- cost projects, and higher sales prices
may offset some of the additional costs assumed in the high-end
construction costs.

The cost difference for 6-storey wood construction is approximately
$105 psf, and for concrete construction the range is $70 psf.

nt 46



Financial Analysis

e e

3

There has been a rapid rise in construction costs across Canada in the
last three to five years. Preliminary analysis using the high end of the
Altus 2023 cost guide resulted in few scenarios showing viable projects.

Interest rates have also risen through 2023, which affects both the ability
for a household to buy a strata unit, and the cost to the developer to
borrow funds during construction. Higher interest rates reduce project
viability by applying downward pressure on sales prices and increasing
carrying costs during construction.

Variability in local prices for new strata units also affects the viability
analysis, with the moderate market areas having prices approximately

ial

Developers across the country are facing construction cost increases
which are likely contributing to slower real estate development. The cost
constraints include shortage of workers, particularly in the skilled trades,
a stagnant supply of raw materials, and other increased input costs. In
addition to the higher materials costs, in many places across the country
soft costs such as development charges have also risen. Amid these
conditions, municipalities and other levels of government will need to
keep policy in line with the brdader goal of improving housing
affordability without enacting policies that make development infeasible.

While the inclusionary housing set aside amounts and depth of
affordability that were modelled in this analysis are lower than some of

10% below the highest prices markets, and the lowest priced markets are the existing policies in the region, it should be acknowledged that this

approximately 30% below the higher costs markets.

Overall, these factors result in few projects showing strong viability
results, but the intent of an IH policy is to capture some of the value from
new construction when the market is profitable. A future-looking
scenario has been undertaken to demonstrate potential future viability.
Implementing an IH policy now means that affordable units will be
attained when the market adjusts.

Metro Vancouver Regional District e A Regional Mode! for Inclusionary Housing

study was based on a point in time analysis of the overall regional
context and representative markets. Significant variation may exist on
municipal and neighbourhood levels, and more localized analysis may
yield different results. As such, the recommendations within this report
reflect the minimum policy requirements that could be implemented
across the region. Further analysis on a local level is recommended to
support municipalities who want to request deeper affordability or higher
éet aside rates based on their local context.

Assessment 47



| Financial Analysis

Stakeholder feedback indicated that where inclusionary housing
policies exist, projects are at even higher risk of being non-viable than
in other parts of the region without IH policies. With the multi-faceted
pressures developers are experiencing on residential project viability,
more conservative inclusionary housing set aside amounts and

depths of affordability were considered in this'analysis.

| ‘
I

A Fio L £

This residual land value analysis provides insight into the strength of

the existing housing development market, the amount of value that
can be created through upzoning and the impact of various
inclusionary housing policies on potential project revenues.

A scenario is considered “viable” for development if the hard and soft
project costs can be paid, as well as being able to afford the current
cost to acquire land.

Metro Vancouver Regional District = A Regional Model for Inclusionary Housing

wncial Impact Assessment 48

An RLV analysis can still be used to measure the impact of
inclusionary housing, even when the scenario without inclusionary
housing is not viable. The reduction in RLV provides insight into how
much the industry needs to improve before the given policy could be
implemented.

The chart on page 51 of this report highlights which scenarios

achieve at least 10% RLV, which is assumed as the minimum land
cost in a typical development. Any additional value achieved beyond
the 10% RLV (meaning 10% of the project being spent on land costs)
could be used for inclusionary housing.

Projects that have a RLV between 0% and 10% could be viable under
some circumstances, where land has already been acquired, a lower
profit margin is acceptable, lower costs can be achieved, or higher
prices realized.

Projects with negative RLV are very unlikely to proceed.
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Inclusionary housing opportunity across uts
Metro Vancouver

There is substantial difference in the opportunity for Inclusionary Housing (IH) when the
range of construction costs are considered. Using the high end of the range, very few
scenarios support any amount of inclusionary housing. Assuming the low end of costs, IH

becomes viable in the strongest markets and potentially viable in moderate markets.

To assess the maximum potential for IH, we can use the low-end costs and assume a land Legend:

acquisition cost of 10% of the total project. In the higher priced markets, the midrise iﬁ

scenario could support up to 16% IH and the high rise scenario has 11% available for IH. For Z5Z=  Viable =SA
== A
e

the moderate and weaker markets, neither the high-rise nor midrise projects had sufficient

e
5

RLV to satisfy a land acquisition cost of 10% of project cost.

Not Viable

The low-rise scenarios support IH

using the low-end costs, with developments " R

in the strongest markets potentially
supporting 38% IH and the moderate

markets supporting 10% IH. ot
pporting 197 HIGH-END COSTS §§

o 1
LTSI
TATICIED

AU
ooo||

B»»»»»
A

LOW-END COSTS
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Inclusionary housing opportunity
— Future-looking Market Assumptions

Housing market fundamentals are currently weak, with interest rates at the highest they have been in many
years, and ongoing construction cost escalation that started during the COVID-19 pandemic. This figure
illustrates how development viability improves if housing market fundamentals improve. This future-looking
scenario assumes that in the next two years: interest rates decrease by 2% to bring construction loan
interest rates to around 3% which are more in line with recent rates, and housing prices continue to rise

following the 5-year trend for an increase of 11% over two years. Legend:

This analysis suggests that fairly minor improvements in the housing market =

==
=3Z== Viable

A

)
I
I

:

will result in more projects becoming viable and subsequently more projects

being able to support inclusionary housing contributions.

ey

i
SR

MDD
¥
5"

Not Viable

Of note is that in the lower price market area, few, if any, mid rise or

high rise buildings are currently being built.

HIGH-END COSTS
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Project viability sensitivity

In this figure, the RLV results, based on the current housing fundamentals, are compared to a
future-looking scenario where in the next two years interest rates decrease by 2%, so that BT Market Market
construction loan interest rates are 3.1% and housing prices continue to rise following the 5- "&%‘:ﬁ: ::fad

year trend - for an increase of 11% over two years.

—Market Ar;a 2 urréﬁt Housmg Future Housing

Moderate Priced

Market Area
The bars demonstrate the range of viability with respect to where the housing market could be Lower Priced
in two years time (left end) and where the market is at today (right end - based on the lower- Market Area
cost construction estimates).The results show that in all three market areas, some amount of
inclusionary housing becomes viable as the market improves. Viability Threshold

RLV as % of Project Costs 20% 10% 0% -10%

Base RLV
RLV at 200% Uplift
RLV 10% IH at 10% below AMR

=
A—
A
=

High Rise
32 Storeys

)
WA

:

RLV 20% IH at 20% below AMR

gt | Base RLV
goao
ganpo: RLV at 200% Uplift
gooo

T‘Uﬂﬂﬂf RLV 10% IH at 10% below AMR

RLV 20% IH at 20% below AMR

Base RLV
RLV at 200% Uplift
RLV 10% IH at 10% below AMR

RLV 20% IH at 20% below AMR

RLV > 10% RLV < 10% > 0%
Project viable. Project may not be viable.
May support IH May not support IH

Metro Vancouver Regional District « A Regional Model for Inclusionary Housing



Scenario viability results

The residual land value results on the previous page show the viability
of new projects in the current housing market and a future-looking
view of the housing market. The figure also shows the RLV in both
markets of upzoning a site by 200% and the RLV iinpacts of two
inclusionary housing policy options.

The two IH options shown are: a 10% set aside amount with the units
rented at 10% below AMR, and a 20% set aside amount with rents at
20% below AMR.

Overall, in the current housing market, the higher priced markets
appear to support inclusionary housing, the moderate markets may
be able to support some IH, and the lowest priced markets appear to
be challenged to find any viable projects given current costs and
prices.

Looking forward to how the housing market will likely move, all of the
scenarios for the higher priced market can support IH. The moderate

priced market appears to be able to support approximately 10% IH in

the near future, and the lower priced market can support IH in low rise
apartment scenarios. '

Metro Vancouver Regional District e A Regional Model for Inclusionary Housing

Impact As

RLV.IMPACT OF UPZONING _

The RLV results are nearly identical for the base case and the
scenario where upzoning increased the density by 200%.

Upzoning creates additional value for already viable (profitable)
projects, but not a significant increase in the proportion of profit. This
means that the IH set aside percentage can not increase as more
density is added. More total IH units can be achieved, but not
proportionally more. i.e. If the project had a profit margin of 15%
before an upzoning, the profit percentage will likely remain close to
15% in the upzoned project - in this example the total dollar amount
would increase, but not the percentage.

The same applies to the IH set aside amount. If the project can
support 10% IH before upzoning, it should be able to support near
10% after upzoning, not a set aside amount of 15% or 20%.
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sul

As shown by the project viability sensitivity, when using the o
pe— 20% 10%

lower end of the cost range with current cost assumptions, all of RLV as % of Project Costs

the scenarios had over 10% RLV, exceeding the viability U

RLV at 200% Uplift
RLV 10% IH at 10% below AMR

threshold. The results for the forward-looking analysis suggests

-y
A
-,
——y
A
‘A'

==

DI

that all scenarios would support up to 20% inclusionary housing.
RLV 20% IH at 20% below AMR

For the future-looking scenario, the high rise building would have
challenges providing 20% IH at 20% below AMR, but would likely
be able to support 20% IH at 10% below AMR.

Base RLV
RLV at 200% Uplift

RLV 10% IH at 10% below AMR

RLV 20% IH at 20% below AMR

The results for the midrise and low rise apartment buildings are

o ) ' ifi‘gr:; Base RLV
similar. All of the future-looking scenarios have greater than 30% r}% 1 E& RLV at 200% Uplift | |
RLV, which provides enough revenue to support 10% land costs 'lg TE{'J% RLV 10% IH at 10% below AMR
and 20% inclusionary housing. — RLV 20% IH at 20% below AMR

‘Gurréntiﬂousing Future Housing
‘Market Market

Market Area

Higher Priced
Market Area

Metro Vancouver Regional District e A Regional Model for Inclusionary Housing



As shown by the project viability sensitivity,
development in the future-looking moderate priced
market scenario would support up to 20% IH in the low
rise apartment scenarios and approximately 5% IH at
10% below AMR in the mid rise buildings.

D
N

B

The results for the high rise building suggest that an IH
policy at 5% set aside and 10% below AMR may be

agao
viable, as the scenario has some RLV remaining after ‘gggg‘
land is purchased. o0gn;
° ﬁ.ﬂﬁ}
==
e
B

Metro Vancouver Regional District = A Regional Model for Inclusionary Housing

RLV as % of Project Costs

3 0 29 7.
[ EPEf g

pact Assessment

Viability Threshold

20%

10%] 0%

Base RLV
RLV at 200% Uplift

RLV 10% IH at 10% below AMR
RLV 20% IH at 20% below AMR

Base RLV

RLV at 200% Uplift

RLV 10% IH at 10% below AMR
RLV 20% IH at 20% below AMR

Base RLV

RLV at 200% Uplift

RLV 10% IH at 10% below AMR
RLV 20% IH at 20% below AMR

Moderate Priced
Market Area

Ly
1Y

i

$
N |

ture Housing

"¢ i Market .
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ults

As.shown by the project viability sensitivity, for the future Viability Threshold

looking housing lowest price market scenarios, the low rise

RLV as % of Project Costs 20% 10%
apartment is viable, and could support some amount of
. ] . ) _— Base RLV
inclusionary housing (5%) at shallow affordability, such as 10% S RLV at 200% Uplift
N N, RLV 10% [H at 10% below AMR
below AMR. A 7w
PFPArh RLV 20% IH at 20% below AMR
% . . Base RLV.
The fact that there is ongoing development in these ooog
poao RLV at 200% Uplift

communities suggests that the industry average costs and HLATL s Bl At

prices are not well aligned with the realities of development in
these communities. This suggests that due to ongoing price

RLV 20% IH at 20% below AMR

- fo o

Eam
| o=
y oo

Base RLV

elasticity (ability to continue to rise) these market may be able BE al iliaias
. . . :.:l M g‘ RLV 10% IH at 10% below AMR
to support a moderate amount of inclusionary housing. For Tl = S —
these communities, establishing an inclusionary housing policy
while prices are rising will enable the community to capture —

; _ . Current Housing  Future Housing
some of this value and turn it into affordable housing for the ojurkapares Market Market
futwre. Lower Priced

Market Area
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" Policy implications

This financial analysis is a point in time snapshot that can'not
completely capture the full range of housing market conditions
across a region as large as Metro Vancouver. The results are
indicative of the range of financial outcomes for a suite of

scenarios based on today’'s market conditions.

To account for the current weakness of housing development
fundamentals, a forward-looking analysis was conducted that
anticipates interest rates coming down and housing purchase
prices to continue to rise. The interest rates were assumed to be 2%
below current rates and that house prices in across the region
would increase by approximately 11%, based on the five year
housing price trend. '

The two policy features with the greatest impact on project
feasibility are:

1. the affordable housing unit set-aside percentage i.e., the
share of units in the building that are affordable; and

2. the depth of affordability requirements i.e., how
affordable the affordable units must be.

Metro Vancouver Regional District e A Regional Model for Inclusionary Housing

Financial Impact Assessment 56

The analysis shows that each of the three housing markets have different
development realities; any inclusionary housing policies need to enable
individual communities to set their policy to align with their market
conditions. The analysis suggests that the highest priced markets can
support inclusionary housing immediately, as seen by the units being
created by existing policies, and that more modest policies are needed in the
lowest-priced markets to ensure that new developments will continue to be
brought to market.

The analysis, and alignment with the current policy direction across the
region, suggests selecting a depth of affordability such as 10% below AMR.

For the set aside percentage, the highest cost markets appear to support
10% inclusionary housing with some scenarios supporting 20% set aside.
The analysis for the moderate and lower priced markets suggests that
development will likely be able to support some IH in the near future (+2
years). Introducing a modést set aside amount of 5% to 10% would create
some units and position the municipality to increase the inclusionary

housing set aside amount as the housing market improves in the future.
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‘nancial iImpact Assessment 58

Not-for-profit ownership assumptions

An alternative-to the developer retaining ownership of the IH
units and renting them at an affordable rent is for the units to
be sold to a not-for-profit housing provider at a reduced
purchase price, and the housing provider rents out the units.

This option facilitates retention of the units in the affordable
market, administrative efficiencies, and may enable deeper
rental affordability through rent supplements that the housing
provider has access to.

The model calculated the amount of a mortgage the housing
provider could carry (when purchasing the IH units) with rents
(mortgage payments) set at the Housing Income Limits (HILs).

The RLV impacts were found to be between the results for the
10% of the units to be offered at 10% below Average Market
Rent (AMR) and the 20% set aside scenario. In the most
expensive markets, the RLV impact is approximately 2.5%
worse; in the least expensive housing markets in the region, the
non-profit transfer of ownership option reduces the RLV by
approximately 0.5%.

Maximum Rent /

Mortgage
Payment

Vancouver HlLs
2023

$ 58,000 $ 1,450 $ 207,850

$ 58,000 $1,450 $207,850
$ $

$1 8

IH Unit
Purchase Price

Using the HILs to establish the purchase price simplifies the IH policy across the
region, however the maximum rents derived from the HILs are higher than AMR in .
some communities. This means that the housing provider would need to find
additional revenue sources to fill the gap between the IH affordability target (10%
below AMR) and the mortgage amount. Though there would be an operating deficit at
first, as the mortgage is paid down, and rents slowly rise, the units would gradually
generate positive revenue.

The recommendation is for the inclusionary housing units to be purchased by a non-
profit housing provider. Having these units available at a price that is lower than the
market price balances providing an affordable housing benefit in exchange for the
additional revenues the developer will realize with an upzoning, with moderating the
financial impact to the developer while also moving these units permanently in the
affordable housing stock.

Metro Vancouver Regicnal District = A Regional Model for inclusionary Housing



Assessment 59

HIGHER PRICE MEDIUM PRICE LOWER PRICE
MARKET AREA MARKET AREA MARKET AREA

-26%
-30%

HIGH RISE
-29% RLV > 10%
34% Project viable.
May support IH
-24% RLV < 10% > 0%
= Project may not be
-27% iabl
MIDRISE Vigy'e.
26% Does not support IH
31%
—— REYSUS

Project not viable.

Base RLV 26% 2% -16%

SMALL NFP Ownership at 10% IH 21% -3% -19%
APARTMENT RLV 10% at 10% below AMR | 23% 2% -19%
RLV 20% at 20% below AMR | 18% 6% -23%

This chart shows the Residual Land Value (RLV) impact of a not-for-profit housing provider buying the IH units (and subsequently renting them at
an affordable rate), compared to the base RLV of the scenario and scenarios where the developer retains the units and rents them at an
affordable rate.

The key assumptions for this analysis include, using the high end of the construction cost range, that the units purchased by a not-for-profit

housing provider are priced where the amount of mortgage that can be carried if the rents (revenue) are affordable to households earning the
upper end of the Housing Income Limits (HILs).

The results suggest that the RLV impact to the development falls between renting 10% of the units at 10% below AMR and renting 20% of the units
at 20% below AMR.
Metro Vancouver Regional District e A Regional Model for inclusionary Housing
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Recommended Regional
Inclusionary Housing Model;
Pollcy Components

This section provides detaits on the recemmended
palicy components and parameters to be included in
the model inclusionary housing policy framework, It
also touches on the recommended tiered policy
structure,

Metro Vancouver-Regional District « A fegional Made! for Inclusionary Housing



| Introduction

The following section describes the recommended tiered policy
structure and discusses the eleven inclusionary housing policy
components that comprise the framework, summarizing the research
that has been conducted, and providing a recommendation for each
component. Further details on the implementation of the tiered

approach can be found in Section 4: Conclusions.

Additionally, each policy includes a discussion of potential
implementation considerations and the potential roles for non-profit
housing providers and Metro Vancouver in the implementation of each
aspect of the policy. '

As previously noted, this study was based on a point in time analysis of
the overall regional context and representative markets. The policy
component recommendations thus reflect the minimum policy
requirements that could be implemented across the region. Going
beyond the recommended framework is encouraged, however further
analysis on a local level is recommended to support frameworks with

deeper affordability and higher set aside rates.

Metro Vancouver Regional District e A Regional Model for inclusionary Housing
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A key consideration for an inclusionary housing policy is whether it will

be a very prescriptive policy or more flexible.

The recommendations generally align with the “more flexible” axis of
inclusionary housing policy features. The depth of affordability is
modest, there is flexibility in which organization owns and operates the
units, there is a recommendation to enable opt-out through cash-in-lieu
or off-site development, and the set aside amounts are suggested to
begin at very modest amounts and increase as the housing market in

the region improves.

Where the recommendations are less flexible are in the length of
affordability, and that no incentives are being considered beyond the

financial advantages of requesting an upzoning.
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Recommended policy framework

T— _ Inclusionary Housing
US DENS - L . o
el S 1 Tier 1: 5% set aside at 10% below AMR. This tier has the lowest level of inclusionary
E housing set aside rates which will generate new affordable housing units and is

recommended for regions with lower rates of high-density development.
OR

Tier 2: 10% set aside at 10% below AMR. An intermediate approach to inclusionary

Voluntary housing. This tier has a higher set aside rate than Tier 1 and is recommended for regions
Framework: with moderate rates of development.
[ | OR

\ .; Tier 3: 20% set aside at 10% below AMR. The highest level of inclusionary housing. This
tier has the same set aside rate as Tier 2, but an increased depth of affordability. This tier
is recommended for regions with high rates of development and the highest unit prices.

te

Inclusionary Zoning

In TOAs where recent Provincial legislation has resulted in preemptive upzoning to

I - . | enable as-of-right development permissions, municipalities could apply a mandatory set
[ | ' aside rate to the newly increased minimum base density, to ensure that a portion of the
increased land value is captured for affordable housing.

|
= Mandatory
L { Framework: This mandatory framework (inclusionary zoning) could adopt the same tiers as the
f ( e 1

voluntary framework (inclusionary housing) but would be applied to the base density and
S TSN R el l | therefore would not require the negotiation of a density uplift to trigger its application.

= Bl This mandatory framework would require enabling legislation to permit inclusionary
zoning by the Province. Inclusionary zoning is not currently permitted under the existing
provincial legislation.

Metro Vancouver Regional District « A Regional Model for inclusionary Housing



Unit set aside

I ED ASIDE
RECOMMENDATION

Voluntary
Tier

Unit Set Aside

Determining the “set-aside” percentage is a key
decision for policymakers since it impacts the
economics of development and ultimately affects
the number of affordable housing units that will be
generated. The unit set-aside rate impacts the
feasibility of a project such that as the set-aside
percentage increases, the average per-unit revenue

potential of a development declines. In general, the

revenue loss associated with increasing the set-aside.

percentage is greater for projects that can generate

higher market-rate rents.

Residential development viability is at a recent low
due to a rapid rise in construction costs during the
pandemic, and increased interest rates driving down
the amount of mortgage that purchasers can carry.
Costs have increased by over 20% in the region
between 2021 and 2023, and interest rates have
risen from a Bank of Canada prime rate of 2.45% in
2021 to 7.2% today.

Metro Vancouver Regional District e A Regional Model for Inclusionary Housing
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The analysis suggests that where projects are:
currently viable, having a 10% set aside would
be viable using the low-cost assumptions. As
the development environment in the region
becomes healthier, a higher set aside amount

can be viable.

The recommended set aside amounts are based
on the financial analysis results for the low-end
construction costs. This somewhat optimistic
recommendation considers that current
construction costs and mortgage costs are at
recent highs and the longer-term prospects are
for residential construction to return to higher
profitability, and thus able to carry higher

affordable housing contributions.



In the weakest markets, we anticipate profitable residential housing
development to continue as has been seen in recent years.
Introducing a small IH set aside amount would lay the ground-work

for administering an IH policy as the market improves.

The rapid rise in housing prices in the lower-priced communities in
Metro Vancouver suggests that though the RLV analysis shows weak
profitability, there still appears to be price elasticity remaining — this
suggests that significant development is expected to occur in the
near future and that an inclusionary housing contribution would be

supportable with low risk to stalling the development environment.

Consistent and significant year over year price increases across the
region suggests that there is price elasticity (ability for prices to rise);
these price increases could go towards IH instead of additional

profitability.

Metro Vancouver Regional District « A Regional Model for inclusionary Housing
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The low rental vacancy rate seen across the region also suggests that
there is also pent-up demand for new ownership units that will continue

to drive sales prices upward.

The difference between construction costs and sales prices, on a per-
square-foot basis can be used to infer the potential profitability of
development in a housing market. This analysis found that markets
that had sales prices that were twice the cost of the hard-costs of the
project (including parking) would support some inclusionary housing;
each 0.1 multiple after that is approximately 10% more profit, which
suggests that markets with prices at 2.1x hard-costs may be able to
support higher proportions of IH of either Tier 2 or Tier 3, depending on
the baseline Tier that is adopted.
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Recommended Unit Set Aside Amounts

Housing Market Initial Tier Future Tier REEEMEINLE N CONSIDERATIONS

Pro;ect with few units should be exammed for off-site delivery or
cash-in-lieu.

Moderate Priced Tier 1 Tier 2 Scattered units (<5 per building) and larger blocks of units are
Market Areas 5% 10% both needed by different types of housing providers, depending

Highest Priced Tler 2 Tier 3 on resident needs. However, in terms of operational efficiency
Matket Area 10% 20% and administrative costs to set up agreements and manage the

units, larger blocks of units are preferred.

For lower priced market areas, Tier 1 at 5% would be appropriate to

ensure that development can proceed, while capturing some of the value e P R e Hm

generated as sales prices increase. With a recommendation for the IH units to be purchased and
operated by non-profit housing providers, the role would be to
participate in a process to select or pre-qualify housing providers
The moderate priced housing markets in the region may have less for acquisition of new IH units.

elasticity remaining in the market. This suggests that a conservative IH
policy, such as Tier 1 at 5%, is appropriate to start with, with the goal of AL } g

eventually reaching the Tier 2 set aside amount of 10%. There'is a role in the IH policy for selecting and approving non-

profit affordable housing operators that would purchase and

_ ) ) operate the IH units. The following organizations are well

The analysis suggests that the highest price markets can support a set positioned to provide this function: Metro Vancouver Regional

aside amount of 10% currently. The recommendation is to apply the Tier  District (MVRD), Metro Vancouver Housing, BC Non-profit

Housing Association (BCNPHA) or BC Housing.

2 set aside of 10% immediately and phase in the Tier 3 set aside amount

of 20% over time. There is a potential role for MVRD to provide a coordination
function for establishing and operating a central waitlist for IH

units with priority for local residents.
s i
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| Phase-In of unit set aside

There are two options for phasing-in the inclusionary housing unit set The phase-in period is intended for when the by-law is initially introduced.
aside amount. The literature review suggests that a three year phase- Should a municipality opt to move between Tiers, the upper end of the

in is common, but because various implementations of inclusionary Tier should be implemented when Council passes the by-law amendment.
housing exist in the region a shorter two-year phase-in may be There should be at least a year between passing the by-law and the Tier
appropriate. change coming into effect, giving the development industry some time to

adjust. This assumes that the municipality already has an IH policy in
The development industry would be made aware of the potential for a effect, and thus operates as if phasing in from Year 1 to Year 2 - i.e., an
new IH policy through the public engagement process before the by- increase in the amount of affordable housing in an existing policy.
law is brought to Council. Providing at least one year before the IH
policy goes into effect allows in-progress projects to use their current

financial assumptions.

Projects that come forward more than a year after the passing of the
IH by-law have had significant time to adjust to the new policy and its
associated costs. However, they may already have a significant
amount of locked-in costs from prior to the policy’s approval or
passage. A reduced |H set aside amount mitigates the policy impact
on these projects. Providing two years of awareness of a new policy
should be sufficient for almost all projects to adjust to the new

requirements and to be able to bring forward viable projects.

Metro Vancouver Regional District @ A Regional Model for Inclusionary Housing



! Depth of Affordability

AR

Voluntary

Tier IH Policy

81,527

cono
oooo
pogo
L 1S
10% Below CMHC
Average Market Rent AMR
(AMR)*

*average market rents are for
1-bedroom units in Metro Vancouver.

The recommendation is for setting the depth of affordability at 10% below CMHC average
market rent. This level of affordability differentiates the IH policy from delivery of deeply
affordable (RG!) and supportive housing that require operational subsidies. With the IH
policies being implemented by local municipalities, they are not the primary provider of
deeply affordable housing, and this policy would allow them to continue to focus on below-
market housing for low to moderate income earners. As seen the graphic above, 10%
below CMHC AMR is notably lower than rents for newly constructed rental units, thus
providing housing options for more moderate income levels.

The moderate and weaker markets had challenging RLV results; a modest affordability
threshold allows for the housing industry to adjust to an IH policy with modest financial
risk. Only the strongest markets can support both a 10% set-aside and rents at 20% below
AMR.

In member jurisdictions that have policies that require deeper levels of affordability
supported by a detailed financial analysis, it is recommended that the same affordability

metric (i.e., X% below CMHC average market rent) be adopted in order to achieve policy

‘alignment and consistency in metrics across the region.

Metro Vancouver Regional District @ A Regional Model for Inclusionary Housing
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NS
JIINS

The current financial analysis suggests that IH is
only viable in the strongest markets, with the most
optimistic construction cost assumptions.

The high-rise scenario can support 11% IH with
units at 10% below AMR and 4% IH at 20% below
AMR. There is a trade off between number of units
(set aside) and depth of affordability.

Annual rent increases should be limited to the
Provincial maximums for ongoing tenancies, and
reset to the percentage below current AMR on unit
turnover

T

Potentially there is a role for a not-for-profit
agency, such as BC Housing, Metro Vancouver
Housing or BC Non-profit Housing Association
(BCNPHA), in monitoring and reporting of the
agreements.

i
Potentially there is a role for MVRD in reporting on

the number units created and the depth of
affordability.
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| Depth of Affordability

The depth of affordability requirements have implications on the feasibility
Figure 4: Metro Vancouver Inclusionary Housing Policies -

of a project in the same way that the unit set-aside percentage does i.e., the Affordability Threshold
average per-unit revenue of a development declines as the affordability
requirement deepens. "
0% 36.4%
There is a trade off between the unit set-aside rate and the depth of o 30%
(<]
affordability threshold._ Generally, the deeper the affordability level, the lower % 30% 27.3%
the percentage of affordable units required. Most of the inclusionary g’ 25% '
housing policies in Metro Vancouver currently are not providing deeply % 20% 18.2% 18.2%
affordable units. More than 60% of the programs explored in the g 15% ‘
(]
jurisdictional scan expect developers to set the price for affordable units at 5 1%
a 10%
20% below CMHC average market rent or less. E
5%
Municipalities have the option to serve households with lower-incomes 0%
70%-60% 40%-30% 20%-10% 10%-0%

through inclusionary housing so long as developers can trade targeting

Affordability Threshold (% below CMHC average market

lower-income households in exchange for developing fewer affordable ert)

housing units. Municipalities can also increase the incentives to enhance

the feasibility of deeply affordable housing units.

Metro Vancouver Regional District @ A Regional Model for inclusionary Héusing



F Components 69

-out considerations

The decision to allow the IH units to be provided off-site should be the responsibility of Council, with justification
support from staff. This is to improve transparency and ensure that the public is informed of what the benefits
are and why this project is being treated differently. Justifications could include that the residents of the IH units
ASH N EU O would benefit from being in the alternative building due to the social services being offered in the building, the
0 FFS. ITE PROVISION units being more affordable due to a non-IH mechanism, or where the units can be occupied significantly in
advance of when they would otherwise be ready for occupancy.

Off-site development legal agreements will be lengthy and complex and should be registered on title to ensure if
the land'is sold the IH requirements remain. Both legal and development policy staff must be allocated to
creating, managing and implementing these agreements.

’ Cash-in-lieu can be managed by either the municipality or the Region, though ensuring the funds get spent in the
communities where it was raised is a highly desirable policy outcome. The amount of cash-in-lieu, when this
option is used, should be sufficient to build an equivalent amount of units on another site. The dollar amount per
unit or per GFA would need to be adjusted annually based on construction price trends in the municipality.

*&&i sw f““f“" ; APTE—— I,

| Off site umts WI” likely be assoaated with planned affordable housing development; creating relationships with
| staff and the local development industry will facilitate accessing these opportunities for additional
funding/development support.

Participate in creation of the off-site development agreement to ensure it integrates with their development
objectives.

]‘w o s s
s | '
Providing advice to municipal staff on common or standard agreement clauses and implementation
procedures.

Potentially managing the cash-in-lieu funding pool by collecting cash-in-lieu funds and administering to non-
. profit or municipal-led affordable housing projects.

Metro Vancouver Regional District e A Regional Model for inclusionary Housing
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| Minimum size of development

This policy alternatives exposes two interrelated issues that are found in the

implementation of IH policies: protecting the financial viability of small projects and Upzoning That Results in Developments With ...
limiting the number of individual affordable units that are widely distributed oy

throughout many developments. Linking the minimum development size to the O i}"“iﬂ g

number of additional units aims to align the magnitude of the IH requirement with the 8@%

amount of additional density requested, avoiding large IH requirements for relatively w—wg\ﬁ

small upzonings. Alternatively, the threshold can reference the total number of units in
a development that has requested an upzoning; this will likely capture more projects [ REST PRACTICES o

and create more IH units. . . ., . N ] , .
Generally, inclusionary housing policies generate the most

. below-market units in areas where the most market rate

BOth a unit count thrEShOId and Unlt area or Size threShOId are needed to aVOld f deve/opment IS occurnng These areas are Often ldent,fled
“gaming the system” by proposing developments that are just below the threshold. In - as ‘strong’ markets, compared to ‘medium’, or ‘weak’
2022, the average strata unit size was 770 sq.ft. A number near this should be markets.

assumed for the average unit size when determining the area threshold. ) ) - ) .
+ Inclusionary housing policies have various threshold sizes

across Canada, depending on geography and market
e strength. Typically, threshold size varies from a minimum of

The larger the threshold, the fewer IH units that will be created. Smaller projects ; 10 units to over 20.0 units. In Toronto, develop mgnts with
. fewer than 100 units are exempt from the Inclusionary

have less land value to off-set the IH financial impact, which may make smaller Zoning By-law.
projects less viable for a longer period of time while land prices adjust. s

The cost of creating and managing IH agreements will be similar, regardless of = .
the project size; however, the administration cost per unit goes up as the Participants consulted throughout the project indicated that

projects get smaller. Therefore, smaller projects will be relatively more | inclusionary housing works better in high density zones.
: o . | When density offset rules were the same for all sites, larger
expensive for the municipality to acquire and manage.

sites benefited.

Developers indicated a preference for flexible rules that
responded to present conditions, such as lessening the
affordability requirements for concrete builds typically on
smaller sites.

It is more expensive to operate and maintain a scattered portfolio, rather than
larger blocks of units, as the economies of scale for the housing operator
decrease with smaller projects.
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Y Requirements based on tenure

The three primary types of development are strata, purpose built rental and free-
hold. Free-hold is primarily low-density development and rarely targeted for IH
policies.

Purpose built rental development is currently financially challenging across Canada.

Inclusionary housing units depress project revenues relative to market-rate units. In
the current development climate, our economic analyses indicate that the forgone
profits from inclusionary housing units are sufficient for purpose-built rental
developers to cease development, making purpose-built rental inclusionary housing
policies untenable, except in the strongest markets in the region.

Strata developments are the most common high-density development, with the
highest potential profits and the greatest ability to contribute toward community
benefits such as affordable housing. The higher market-rate profits in strata
buildings increases the capacity to forgo maximal profits on inclusionary housing
units, making strata developments a preferable focus for inclusionary housing
policies.

Excluding other development types reduces the potential pool of projects
that could contribute IH units.

Adding additional financial burden to purpose built rental projects conflicts
with the general need for increasing the stock of rental, at any price point.

Large free-hold subdivisions (to meet the minimum project size) are some
of the most profitable developments, but also require a significant amount
of public infrastructure (roads, water, etc.) during development.

Metro Vancouver Regional District e A Regional Mode! for Inclusionary Housing
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BAG: (ENURE
RECOMMENDAT UN

Base Tenure

: }
.Dt“'ia

Strata developments

Generally, the base tenure affects the depth of affordability
and the project viability. The goals of the program should
influence whether rental or strata development is pursued.

Port Moody and Richmond both adopted strata-only
inclusionary housing policies.

1

57 e el U8 ) N e 2
AT WE HEAR] |

Currently, the equity required to build rental buildings is
prohibitive and administration of this tenure-type poses
significant challenges. Purpose-built rental construction
has only been possible because of the Rental Construction
Financing Initiative. However, the program has become too
onerous, and developers are no longer applying to the
program.

In the current economic climate, strata buildings are more

. feasible, however both renter and ownership should be

i

considered when drafting a by-law. Recent changes to the
Strata Title Act have complicated matters.

| S




| Unit type and size

Affordable unit type and size allocation can be based on a variety of factors.
Constructing larger units introduces more affordable options for families and
households of a larger size. In an Inclusionary Housing policy based on Gross
Floor Area, another approach is allocating smaller unit sizes. This allows for a
greater overall number of affordable units to be introduced. The allocation of
unit type and size can also be calculated based on current or projected
housing need.

Construction is simplest, however, if the affordable unit mix matches the
market units, with no unit size or type customizations. An additional
consideration is having the Inclusionary Housing units in a contiguous block
—either horizontally or vertically — makes the ongoing land titles and title
management easier.

?}.", ! - »{ ) 1 .
by o ke -
i}

Assuming that the amount of IH contribution (set-aside amount) is calculated
as a proportion of GFA, the developer should not have a strong preference on
whether the affordable units are smaller (1-bedroom) or larger (2+ bedroom)
units. (If there is an 8,000 sq.ft. IH contribution, there should be low financial
difference between providing eight 1,000 sq.ft. units or ten 800 sq.ft. units.)

Requiring specific unit design for the [H units, that does not align with the
proposed building footprint, adds significant additional design and
construction cost to the project. These costs greatly increase the later in the
project they are introduced.
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P

* Proportional to the mix of units and sizes of the
market units. .
* Customized to fit the operational needs of the

affordable housing provider

Best practice is for the policy to have clear default
direction on what the expectations are on unit size and
mix for the affordable housing units. This is improved
with the ability for the municipality, with participation of a
housing provider, to be able to select which units
become IH units, to improve the housing outcomes
without requiring customization of the building footprint
to meet the needs of the housing provider.

s T T - ‘"“"‘"T

' Due to BC Housing income limits, not-for-profits are

' reducing unit size to increase the number of units. There
is a need for family housing with more bedrooms.

- Newcomers and Indigenous families have a need for i
larger-size, affordable housing. ;

S T A P i e s Rt ek



Policy Components 73

| Affordability period

The agreement should ensure that premature redevelopment is discouraged to
| exit/avoid the affordability requirements.

Unclude an option for the municipality to exit the agreement if the strata corporation
becomes financially distressed and large one-time fees are expected to be
assessed.

There are administrative costs associated with longer term agreements, for
example, agreements in perpetuity.

There needs to be a mechanism in the agreement for transfer of ownership or
operation of the units between organizations, as the building may outlive the

Length of Affordability for Units Created: organizations that initially operate the units.

ROBE Dl N ORREREOE % EE—— s

Life of the Building

l Creation of a tenant management plan as the building approaches its end of life.

Creation of a succession plan, if the organization will not be able to continue to
operate the units.

They could potentially be the owner of the unit, enabling the value created to last
beyond the life of the building/unit if they are eventually sold and the revenues

reinvested in new units. : ;
: sl

None specifically for this aspect of the policy.

Metro Vancouver Regional District « A Regional Model for Inclusionary Housing
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" Incentives

A voluntary policy framework, such as the proposed three tiers, where
inclusionary housing is requested in exchange for additional density through
upzoning is a form of density bonusing. This is unchanged from the current
regulatory framework.

The potential mandatory tier aims to create a policy that will create affordable
i housing within the Provincially upzoned transit-oriented areas. As a mandatory
policy, there are no incentives; however, tying these policy pieces together

Negotiated density VMPLEMENTATION CONSIDERATIONS

bonus for inclusionary - —_——

housing provision. Metro Vancouver highlighted concerns about the extent of positive impact from
' a fast-track approval process relative to its administrative burden.

Numerous engagement participants indicated the importance of flexibility in an
inclusionary housing policy, emphasizing that any policy framework or incentive
should be responsive to market conditions, developer resources, building
type/tenure, and changing legislation.

' Metro Vancouver echoed this direction, and as a result is exploring a voluntary
approach where density increases are negotiated on a project-by-project basis.

Metro Vancouver Regional District & A Regional Model for inclusionary Housing
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WNERSHIP & O T3 MANAGEMENT
RECOMMENDATION

The recommendation for unit ownership, operations, and
tenant selection is to have a policy that allows for qualified
organizations to perform any of the functions.

Additionally, the recommendation is to include an option
for units to be sold below market rate to non-profit
organizations for ongoing ownership, management, and
operations.

A flexible policy adds some additional work when creating
the affordable housing agreement but has the highest
potential to deliver improved affordability outcomes while
continuing to ensure the developer is in control of their
project financial outcomes.

The financial analysis found that selling the units to a non-
profit housing provider at a price that can be serviced by a

household with an income near the Housing Income Limits
(HILs) has a RLV impact that is slightly higher than renting

10% of the units at 10% below AMR, but not as much of an
impact as having the set aside amount at 20%.
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Ownership and operations/management

An option where the developer builds the units and sells at a price that
a non-profit could afford based on affordable rents servicing a
mortgage would ensure that the units become part of the stock of
permanently affordable units. The financial impacts of this unit
ownership model on project viability must be performed separately.

The implementation agreement must clearly identify the owner of the
units and conditions where ownership can be transferred. There must
also be clear identification of which organization is responsible for
selecting tenants and verifying they are eligible to tenant the unit. The
agreements also need guidelines on how unit management/operations
are achieved and the amount of oversight the municipality has on unit
management outcomes and selection of service providers.

As discussed in the discussion on the Set Aside amount, there is an
opportunity for an organization such as MVRD, MVH, BCNPHA or BC
Housing to provide region-wide vetting of housing providers. This
could also include management of a centralized waitlist for residents
that are eligible for IH units.

There is an opportunity for non-profits to be able to increase the
depth of affordability, perform tenanting of units, management of
units, and annual reporting on the units under their control.

D : .
i g |
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MVRD, BC Housing, or MVH can participate by increase depth of
affordability through rent supplements, manage tenanting of units, or
providing administrative support when units change ownership of unit
management companies.
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Reporting requirements

REPORT R ENTS

Reporting Should Occur Annually IMPLEMENTATION CONSIDERATIONS

Ensuring there is sufficient staff time allocated
‘ to management of the IH policies, including

i annual reporting is crucial.

The reports should be publicly available to
ensure transparency.

< *Number of units *Number of units created over the

managed lifetime of the policy [ s T
. +Rents being *Number of units currently under : Annual reporting to the municipality.
charged agreement ‘ byt ok R
*Number of units with agreements,
but not built
+Number of units by rent levels ‘ MVRE
\ p g Annual reporting on the results of the model

inclusionary housing policy.

i D — 4
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| Monitoring and evaluation

An inclusionary housing policy affects the local land markets and may affect L
the profitability and viability of new market housing. The expectation based EN

on results from other jurisdictions that have implemented similar policies is
that most of the impact will be absorbed in the land prices - this needs to be
verified that it is occurring in the municipality. * Regular review of policy outcomes

* Regular review of the policy variables in meeting evolving

* Regular review of market assumptions

IH policy creates long-term agreements that must be maintained. There
should be periodic review of the ongoing costs to manage the program in
relationship to the policy’s costs and alternative affordable housing
programs. municipality

o MVRD to review and adjust the Tier definitions

housing needs

o Review whether to move between Tiers by a

There needs to be a balance between predictability in the policy and
adaptability to market changes. A 5-year review cadence is similar to the
‘development timeframe for major residential developments, which suggests
the affected organizations have a strategic horizon that a 5-year review Sy

period aligns with. Rl b

A common shortcoming of government policies is the
rigour of the monitoring and evaluation process. Best
practice is to include a requirement for monitoring and
evaluation in the by-laws that create the inclusionary

| housing policy framework.

= 5-year reviews

g e e e T —

A more frequent monitoring and evaluation period would allow for faster
reaction to market conditions but has higher administrative costs and ‘

increases policy uncertainty for the development community, increasing their ' An inclusionary housing redirects a significant amount
perceived costs. capital funding to affordable housing and has a very visible
impact to new development; comparing the effectiveness
of this policy to other types of affordable housing policies
is needed to ensure transparency and to build community i
support for the ongoing operation of the policy. l

The affordability outcomes of the policy should be compared to other types
of affordable housing policies to ensure that this policy continues to be a
good value option for regional municipalities.

Metro Vancouver Regional District e A Regional Model! for Inclusionary Housing



4 Conclusions

This final section provides a summary of the
implementation parameters for the regional model
inclusionary housing and inclusionany zoning
‘framewark, It also touches on affordable housing
opportunities through'inclusiopary zoning.
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Implementation

GEOGRAPHICAL POLICY ADOPT A FINAL SET ASIDE & POLICY
BOUNDS FRAMEWORK TIER AFFORDABILITY RE-EVALUATION

Voluntary

. Every 3-5 years MVRD i
Inclusionary Tier 1: 5% at 10% below AMR ry y S _
. recommended to re-evaluate tiers
Housing i
oR based on market conditions.
OR “ - o
" . o, o, |
Tier 2: 10% at 10% below AMR To move between tiers,
Voluntary — e

M folusi jurisdictions can adopt a ramp up
“tl US"?“GW OR schedule from the current set
ousing aside & affordability rates to the

+ [ Tier 3: 20% at 10% below AMR ] new tier's final set aside &
affordability rates.

Inclusionary
Zoning

*Note: in TOAs that adopt inclusionary zoning (with enabling legislation from the Province) the provision of IZ units are mandatory regardless of
density uplift. If developments request a density uplift, the voluntary inclusionary housing and inclusionary zoning frameworks are suggested to be
synchronized so that the frameworks may operate as one singular framework to be applied to the entire development.

Anywhere else, the inclusionary housing framework applies to the entire building, and is triggered by an upzoning (increase of density) application. At

the time of writing this report, the Province has not passed enabling legislation for inclusionary zoning, meaning that onlythe inclusionary housing
component of this framework may be enacted.
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Sample IH implementation

The requirement to provide inclusionary housing units is triggered by an upzoning (increase of density). The following scenarios are for illustrative
purposes to demonstrate how many units could be achieved through the application of the recommended inclusionary housing tiers, and are based
on a 200% density uplift from as-of-right zoning, as considered in the prototypical development scenarios analyzed in this report.

AFTER 200% DENSITY UPLIFT

B !

Tier 1: 5% set aside ‘ Tier 2: 10% set aside [ Tier 3: 20% set aside j
5 10 20
IH Units IH Units IH Units
BEFORE UPZONING 100 100 | % 100 | ====
(AS-OF-RIGHT DEVELOPMENT) . . ; -
units units B units | SBEE
JRE M as fe—-. D000
== L3 BEO@
2R
P b
=1L 10 20 40
, —-—-— |H Units ———— IH Units Kguisjel IH Units
8400 200 | 1 200 | mEaan | 200 EHRDEEES
gana units | units | @@EEE . units | CEBOEEEE
fi L L} saes I OB8EAB0E0
Teabaead
— A BmE@ER @] ol abelela)
“High Rise JE=E=
. 32 storeys .al ?‘—kl
18 35 70
No IH unit IH Units IH Units ' IH Units
o IH units = - .
TaEn | - | SO0 EES sompmutl | | [ [ I T T T T T T 1)
[ 350 } S | & l- 350 IEgoEREOCEEBRa
| units ’ | units | SOSSESESSEEEES
=1 IH unit e e | [ [ [ [ T T T T TTTT
' SnNRESEEREEDEEE
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' Sample IZ implementation

Upon enabling Provincial legislation, inclusionary zoning
frameworks could apply to the base density of developments

in TOAs. The following scenario illustrates how this AFTER 200% DENSITY UPLIFT

inclusionary zoning framework will operate in tandem with an
inclusionary housing framework.

The scenario uses a high-rise building ina TOA thatisina
jurisdiction that has adopted Tier 2 (10% set aside rate) of the BEFORE UPZONING

_ (AS-OF-RIGHT DEVELOPMENT)
Inclusionary Housing framework and has requested a 200%

density uplift from the as-of-right zoning.

In this scenario, the development size would increase from

. . : sssoaaEs
approximately 120 units to 350 units. Developments R Trrrrr
constructing to the as-of-right zoning will be required to s 2 d P N F RO}
12 1Z Units L E 11 |
provide 12 inclusionary zoning units. With the 200% density
. . . 121ZUnits 23 IH Units
uplift, the requirement increases to a total of 35 inclusionary J

zoning/inclusionary housing units across the entire

development. A similar principle and process would apply to

b

\’» 5 “, "‘J“:!I'i_ NS

any developmentinaTOA. T
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Operational components

The operational components provide considerations for the size and tenure at which developments should be subject to IH and IZ frameworks,
potential incentives for these developments along with regulations for opt-out provisions, and recommendations for the ownership and operational
management of IH and IZ units. ’

Developments that are at least: Density Bonusing
oo To capture some of the value of increased density,

g 3 in : ; ‘t of 5 B inclusionary housing would apply where density increases
i 4 ) )
3 cl , are requested, and inclusionary zoning could apply where
' 4

land has been already upzoned in a TOA.

A[ REQUIBEMENTS BASED ) @ OWNERS

Base Tenure:

HIP.& OPERATIONS/MANAGEMENT

The recommendation for unit ownership, operations,
and tenant selection is to have a policy that allows for

B 70| Strata developments qualified organizations (for example, non-profit housing
{ - by operators that are approved by the municipality to

operate affordable housing units) to perform any of the

functions.

Additionally, the recommendation is to include a
provision for units to be sold below market rate to non-
profit organizations for ongoing ownership,

management, and operations.
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Affordability components

The affordability components provide considerations for the number, depth of affordability, period of affordability, size, and type of IH and 1Z units.

Voluntary Tier Unit Set Aside Length of Affordability for Units Created:

g (‘" QE Life of the Building
a’%
O
L,

The inclusionary housing and inclusionary zoning frameworks
Voluntary Tier Depth of Affordability are recommended to have unit types and sizesin a
N proportional mix to that of the market units and sizes.

10% below AMR Based on community feedback, it is recommended that this
O belcurat e policy provision be <.:ustom|?ed to fit the operational needs of

the affordable housing provider.
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¢ Oversight and review components

The oversight and review components provide considerations for the ongoing management of the IH and IZ policy and the affordable units
created under its framework. '

Reporting should occur annually:

Re——

» Number of units managed » Number of units created over the lifetime of the
' «Rents being charged policy
] * Number of units currently under agreement
| . *Number of units with agreements, but not built
| + Number of units by rent levels
. y

Monitoring and Evaluation

Monitoring and evaluation requirements would involve a regular review of market assumptions, policy outcomes, and policy
variables in order to meet evolving housing needs.

As a part of this process, MVRD would perform reviews to adjust the Tier definitions while individual municipalities would review
whether to move between Tiers. It is recommended for there to be a 5-year review process.

Metro Vancouver Regional District e A Regional Model for Inclusionary Housing
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Y Conclusions
i

This study puts forward an inclusionary housing model framework that With the recent changes to provincial legislation, member jurisdictions
would support Metro Vancouver and the communities within it to reach its are required to provide housing needs reports that estimate housing
objectives for improved affordable housing options moving forward, needs for 20 years. Concurrently, BC has adopted a pro-active
including the Metro 2050 regional target that 15% of all new units near planning system by requiring 20 years of pre-zoning to ensure that
transit be affordable rental housing units. housing needs are met.

The goals of the recommended inclusionary housing model framework This study will be presented to the Province to support the
are to 1) provide a consistent framework of policies that member introduction of enabling legislation for inclusionary zoning, to allow
jurisdictions, whether they have pre-existing inclusionary housing policies member jurisdictions within Metro Vancouver to require inclusionary
or not, can voluntarily adopt or “opt-in” to, and 2) to support municipalities units be provided as part of as-of-right zoning requirements.
to implement the tool in the most effective way.
This legislative change will allow communities to leverage the
A region-wide framework for inclusionary housing will increase the regional model of inclusionary housing to implement inclusionary
effectiveness of existing IH policies in member jurisdictions by providing  zoning that capture the additional value created by moving to a pro-
an opportunity to streamline requirements and create a consistent active planning system in BC that will rely more heavily on pre-zoning.
approach across the region, which will help developers and residents
better understand the requirements for inclusionary housing and create As a result of these initiatives and upon Provincial adoption of
opportunities to scale up delivery of IH in the region. inclusionary zoning legislation, Metro Vancouver will promote a
comprehensive, region-wide, and consistent inclusionary housing and
inclusionary zoning framework that will encourage and enable
member jurisdictions to meet the various housing targets as part of a

forward-looking planning regime.

Metro Vancouver Regional District e« A Regional Model for inclusionary Housing
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E5 ATTACHMENT 2 ’

FINAL REPORT AND REGIONAL MODEL POLICY FRAMEWORK

Jessica Hayes

metrovancouver

— — —_— - — e

INCLUSIONARY HOUSING DEFINED

& Inclusionary Housing: Voluntary, incentive-based
provision of affordable housing units in a
development.
¢ Typically in exchange for additional density

& Inclusionary Zoning: Mandatory zoning regulation
that requires a set amount of affordable
housing in a development.

. Not currently possible in BC context.
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@ metrovancouver

SERVICES AND SQLUTIONS FOR A LIVASLE REGION
SHS CONSLLTING

8 member jurisdictions have
adopted inclusionary housing
policies ’

3 member jurisdictions have
similar incentive / density
bonus poticies which achieve
inclusionary units

4 member jurisdictions have
identified inclusionary
housing as a future action

120%

.A
8

g
¥

]
#

Affordability Level (%Average Market Rent)
g
o

ry
<
¥

AND SOtUTIONS FOR A LIVABLE REGION
SHS CONSULTING

g metrovancouve
SERVICES.

Scale of Units Delivered via Inclusionary Housing Policies in Metro Vancouver

Inclusionary Hoﬂ;ng Poficies Across Metro Vancouver with Total Units Delivered
(Completed, Approved, or In-Stream) since Policy inception (Dates Vary)

i North o Vancouves -
Port ancouver City below market
Coquitiem® P Bty remat
New West -
option3
PosTMoody -
below-market
Richmond - e
ougice City Vancouver -
Cenue g sociat housing
"
Richmond - within City
Center
New West - Post Moody -
option 2 nor-market Legend: g
i Size of bubble = 101a! units defivered since policy inception !
. Lignt Blue = remtal devefopments only ¢
" Breen = rental and strata developments
i Dark Blue = strata developments enly
0% 5% 0% 15% 20% 25%
Housing Cortribution {% units)

* Important tool for
delivering affordable
housing in the region to
date.

= Approximately 9,200
inclusionary housing.
units have been
delivered (approved or
completed) since policy
inception (dates vary).

* Opportunity to scale up
to meet housing
targefs.
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Z% metrovancouver
WP SERVICES AND SOLUTIONS FOR A LIVABLE REGION
SHS CONSULTING

Upzoning creates additional revenue and costs.
In strong markets there is residual value that can support

inclusionary housing.
Key findings:

AFTER UPZONING * Higher priced markets strongly

$ Inclusionary support up to 10% or 20%
UPZONING Housing . . .
inclusionary housing

BEFORE UPZONING
(as-of-right development)

* Moderate priced markets can
support up to 10% inclusionary
housing

* Lower priced markets may be
challenged to support inclusionary
housing at this time

|
&3 metrovancouver
QP SERVICES AND SOLUTIONS FOR A LIVABLE REGION.
SHS CONSULTING
Set-Aside Percentages £
Recommendation: Adopt tiered inclusionary unit Mo i 5 =
set aside rates, based on the local housing Tier 1: 5% at 10% below AMR
markef.
oRr
Rationale: > Tier 2: 10% at 10% below AMR
* Highest tier (20%) is aligned with some
existing policies in Metro Vancouver. OR
* Phase-in period provides the development [ Tier 3: 20% at 10% below AMR J
community time to adjust.
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&5 metrovancouver
TP SERVICES AND SOLUTIONS FOR A LIVABLE REGION G
SHS CONBULTING
Ownership and Management of Inclusienary Housing
Units
Maximum Rent / -
Recommendation: IH units should be owned or aﬁfﬁ';‘agi"
operated by a non-profit or qualifying agency. Loyment
. Bachalor $ 58,000 $1,450 $ 207,850
e $ 58,000 $1,450 $ 207,850
ationale: Bedro R
* Ensures that the affordable units are — S BRd ?750 e
secured. - oy
e Lessens burden on municipalities for
monitoring.
e Affordability will likely deepen over fime.
‘ .g metrovancouver
SERVICES AND SOLUTIONS FOR A LIVABLE REGION
SHS CONSULTING
Mandatory Inclusionary Zoning (e.g. in TOAs, pre- § S
zoned areas) EEEN
. . EEER
Recommendation: Apply a mandatory sef aside EEEE oy
rate to newly increased base densities in Frameworkc
TOAs AERAN -
ERER
EREN
Rationale:
* Ensures that a portion of the increased
land value is captured for affordable
housing when these areas are upzoned. Mandatory

Framework
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Thank you!
Questions?
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From: correspondence
Subject: FW: Traffic Complaint crosswalk in the block of 2400-2500 Marine Dr

From: Greg Trenholm <GregTrenholm@wvpd.ca>

Sent: Thursday, April 18, 2024 1:39 PM

To: s.22(1)

Cc: Mark Braithwaite <MarkBraithwaite@wvpd.ca>

Subject: Traffic Complaint crosswalk in the block of 2400-2500 Marine Dr

Hello Sir, my name is Staff Sergeant Greg TRENHOLM, | am the Operational Staff Sgt responsible for Operations at
the West Vancouver Police Department. The Traffic Section falls under my responsibilities as well as other
Operational Sections. First, | want to apologise to you for the level of service you have received when you’ve tried
to raise your traffic complaint in the Dundarave crosswalk area. We as a police Department need to make sure
that when our citizens raise a concern these concerns are heard, dealt with and the person who raises the
complaintis given feedback. From what | can see none of these things have happened in your case. | will not make
any excuses; we need to do better. Normally the traffic supervisor and or one of the traffic team members would
receive your complaint and deal with it. Our traffic supervisor has been off work for a significant period of time, and
it has left only one other member in the section to deal with the many traffic areas of concern in the district. | can
assure you that | have your concern and | will make sure our uniformed police officers spend some time in the
Dundarave area and pay particular attention to the crosswalk. If you would like to speak further regarding your
concern, | am available for you to give me a call at the number listed below. If | don’t answer, please leave a
message with your number and | will call back when | can. Again, | am sorry the service you were provided was not
up to the standard we should expect of ourselves and for sure you a citizen of West Vancouver. I’ve CC’d Sgt Mark
BRAITHWAITE the supervisor in charge of Traffic who has your complaint attached.

Sincerely.

Greg

Div Staff Sgt Greg TRENHOLM WV 243
Operations

West Vancouver Police Department | Serving with Honour
T 604-925-7307 C:604-835-1117 | E: 243@wvpd.ca

VIGL

This email communication is intended as a private communication for the sole use of the primary addressee and those individuals listed for copies in the oniginal message and may
contain information that is pnivileged, confidential, and exempt from disclosure under the Freedom of Information Act. If the reader of this message is not the intended recipient or
an employee or agent responsible for delivering the message to the intended recipient you are hereby notified that the dissemination, distribution or copying of this communication
is strctly prohibited. If you believe that you received this message in error, please notify the oniginal sender immediately.



(%)

From: Ee

Sent: Tuesday, April 16, 2024 2:54 PM
To: pss@wvpd.ca; correspondence
Subject: Lack of Traffic Control

CAUTION: This email originated from outside the organization from email addressm Do not click links or open
attachments unless you validate the sender and know the content is safe. If you believe this e-mail is suspicious, please report it to
IT by marking it as SPAM.

1 go to Delany’s every day for coffee, and as such | quite often use the crosswalk on Marine Drive between 24th and 25th. | always
activate the flashing light, at best, cars may slow down.

Today, April 16, | activated the crosswalk light on the north side of marine drive and proceeded to the median., Five (5) cars went
through the flashing lights as | was waiting on the median of the crosswalk to cross the south lanes of marine drive. The rate of
speed of these drivers would have been between 60 and 70 KMPH.

Two weeks ago, | was also almost hit, at the same crosswalk, lights activated.

| went to the westvan police building to make a complaint. One can not do this, one has to telephone the traffic department, who, as
the receptionist noted, is either never there or merely does not like to talk to the public. | left a phone message with my contact
information. Call was never returned.

About a year ago | phoned the west van police and | was told that they were far to busy to patrol crosswalks.

As such | am advising both the police department and council, that if they take no action they are, in toto, potentially culpable of
involuntary manslaughter for any pedestrian injured at this crosswalk.

as an aside, | presume the the westvan police are not aware of the weekly hill climb (race) on cypress mountain





