THE CORPORATION OF THE CITY OF COURTENAY

STAFF REPORT

To: Council File No.: 5040-20
From: Chief Administrative Officer Date: September 2, 2014
Subject: Braidwood Supportive Housing Project Update

PURPOSE:

The primary purpose of this report is to seek direction from Council on the preparation of Terms of
Reference (TOR) for a Request for Proposals (RFP) for a proposed supportive housing project at a City-
owned property located at 810 Braidwood Road.

This report also outlines the proposed timeline for completion of the RFP, the review of proposals, and

recommendation and selection of the desired non-profit organization or group to undertake the
Braidwood Supportive Housing Project.

POLICY ANALYSIS:

The Braidwood Housing Project has been identified as Council’s number one priority in the City’s 2013
Strategic Priorities Report which is available on the City of Courtenay website at:
http://www.courtenay.ca/city-hall/strategic-plan.aspx

RECOMMENDATION:

THAT based on the September 2™ 2014 staff report “Braidwood Supportive Housing Project Update”,
Council DIRECT STAFF to proceed with OPTION 1, and prepare a Request for Proposal for the City property
located at 810 Braidwood Road that would allow any qualified non-profit organization or group to submit a
proposal for the construction and operation of a housing project that addresses a wide range of in-need
and at-risk tenants; and

THAT staff investigate and report back to Council on the implications, cost and timings of proceeding with
the required due diligence for the property at 810 Braidwood, including hazmat survey of existing house,
phase 1 environmental site assessment, geotechnical survey to determine soil stability and capacity for
new construction, and civil engineering survey to determine capacity of existing water, sanitary and storm
systems serving the site.

Respectfully submitted,

Linb .

David Allen, BES, CLGEM, SCLGM
Chief Administrative Officer


http://www.courtenay.ca/city-hall/strategic-plan.aspx

BACKGROUND:

At its regular meeting held on May 12™ 2014 Council passed a resolution that the Mayor and CAO meet
with Comox Valley MLA Don McRae to discuss the Braidwood Supportive Housing Project. On May 16" two
identical letters from the City of Courtenay were sent to:

» Hon. Don McRae, Comox Valley MLA, and Minister of Social Development and Social Innovation
> Hon. Rich Coleman, Minister of Natural Gas Development and Minister Responsible for Housing,
and Deputy Premier

Copies of the letters are attached to this report and include earlier staff reports and background
information on the proposed project.

On June 20" 2014 the Mayor and CAO met with Minister McRae at his constituency office to discuss the
Braidwood Supportive Housing Project, including funding options and how best to proceed with the
preparation of an RFP to move the project forward. Minister McRae encouraged the City to arrange a
meeting with BC Housing staff and himself, along with the Mayor, and CAO.

On July 25" 2014 a meeting was held that included two BC Housing staff, Minister McRae, the Mayor, CAO,
and the City’s Social Planning Consultant on the Braidwood project, John Jessup. Draft minutes of the
meeting were prepared by Mr. Jessup and are attached to this report. The main points identified in the
draft minutes relate to developing a project RFP that broadens the TOR from focusing exclusively on the
working poor and homeless to possibly include other in-need or at-risk tenants such as families with
children and seniors.

DISCUSSION:

The following is based on an August 14" 2014 Report Addendum submitted by Mr. John Jessup, and is
intended to further outline the basis for the recommendation to broaden the scope of proposals that can
be submitted for the Braidwood housing project.

1. Should the City pursue PHI (Provincial Homelessness Initiative) operating subsidies for the
Braidwood Road project?

Based on recent discussions with BC Housing staff, as it stands today there is very little chance that
operating subsidies for a supported housing project for homeless people (absolute and at risk) would be
made available.

Given this situation, the Social Planning Consultant recommends the City abandon this direction, and
proceed immediately with the RFP for the Braidwood Road site as previously recommended.



2. If Council decides to re-engage the RFP process, how long would it take before a non-profit housing
provider is chosen for the Braidwood Road site?

The Social Planning Consultant outlines the following revised schedule beginning immediately following the

Labour Day holiday (Sept 2™):

Convene working group and draft the RFP (by Sept 30™);
Issue RFP during 1* week in October and provide 3 weeks for non-profit housing providers
and their consultants to prepare and make their submissions (by Oct 31%);

c. Working group to evaluate and score submissions (by Nov 15™);
Consultant to draft Council report recommending the top 3 choices from the working
group (by Nov 30™); and

e. Council to consider the working group’s recommendations and decide on appointment of

the non-profit housing provider to develop the Braidwood Road site (by Dec 15™)

3. Is there anything that the City should do in the meantime to prepare for choosing the non-profit
housing provider and to anticipate development of the Braidwood Road site?

Yes. Undertake the due diligence on the Braidwood Road site recommended by the Consultant in
his initial report to Council. Namely, hazmat survey of existing house, phase 1 environmental site
assessment, geotechnical survey to determine soil stability and capacity for new construction, and
civil engineering survey to determine capacity of existing water, sanitary and storm systems serving
the site. This because it is a reasonable expectation that the City make good on any issues related
to the site which emerge as a result of these investigations. The City can wait for the chosen non-
profit housing provider to undertake this work. Either way, BC Housing will probably agree to
cover the costs of these investigations through the remaining $40,000 PDF. However, the City will
not know the issues and any of the potential costs arising until the non-profit housing provider
does this work.

As development of the Braidwood Road site will of necessity involve a new construction project,
with no operating subsidies available from BC Housing in the foreseeable future, the City should
expect to make the following concessions: free land for 60 years, forgiveness of DCC's and
development and building permit fees, and grants in lieu of property taxes for up to the first 10
years.

Further, the chosen non-profit housing provider will be expected to explore the possibility of rent
supplements for working poor and homeless people. This would raise rents from 30% of gross
monthly income or the welfare shelter allowance to deemed (probably close to average) market
rent. However, the challenge is in addressing the gap between economic rent (all operating costs
and mortgage payments per unit) and market rent. Even with the provision of no new support
workers for the project, this will be a challenge for a new construction project.



And, finally, the chosen non-profit housing provider will also be expected to pursue the possibility
of capital grants to reduce the principal of the take-out mortgage at completion as much as
possible. This will involve other Federal ministries as well as CMHC, and private foundations such
as the Vancouver Foundation as well as local Comox Valley service clubs and foundations.

There is also always the hope that new programs now being contemplated by BC Housing will
provide new rent supplements and modest capital grants, both through the application of Federal
— Provincial Investment in Affordable Housing (IAH) program monies in the near future. This might
happen in time for the chosen non-profit housing provider to take advantage of them in composing
a sound long-term business plan for the Braidwood Road site project.

FINANCIAL IMPLICATIONS:

In July 2013, BC Housing confirmed that they made $50,000 available to the City, in a proposal
development loan,to assist in the planning and development of a supportive housing proposal for this
site. A portion of the funds committed by BC Housing can be used towards the development of the RFP
and the process of selection of the non-profit operator. The remainder can be used by the successful
proponent in further developing the project. Additional funding options are outlined in the attached
report from the Social Housing consultant.

ADMINISTRATIVE IMPLICATIONS:

The CAO is the project lead, and works directly with the consultant. Additional support is received from
Development Services staff and is included in the 2014 corporate work plan. A total of 51 staff hours are
estimated to be required in for 2014.

STRATEGIC PLAN REFERENCE:
The Braidwood Supportive Housing Project is Council’s number one strategic priority for 2014.

OFFICIAL COMMUNITY PLAN REFERENCE:

v" The provision of non-profit housing as a means of increasing the supply of rental housing is
strongly encouraged. Preference is for affordable and social housing to be dispersed
throughout the City and not concentrated in one area.

v Ensure the provision and integration of special needs and affordable housing.

v Encourage housing opportunities and convenient community services for individuals having
special housing requirements.

REGIONAL GROWTH STRATEGY REFERENCE:

v Ensure a diversity of housing options to meet evolving demographics and needs.
v" Encourage residential multi-unit or multi-lot developments to contribute to affordable housing
options including, but not limited to a range of unit sizes and types, lot sizes, multifamily or
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attached-unit buildings, rental units and secondary suites. These contributions could take the
form of land, cash, buildings or other such items as supported by the local governments.

PUBLIC ENGAGEMENT:

Two Braidwood neighbourhood Open Houses were held on April 23 and 24, 2014. Additional public
engagement will depend on the nature of the selected proposal.

OPTIONS:

OPTION 1 - Council DIRECT STAFF to prepare a Request for Proposal for the City property located at
810 Braidwood Road that would allow any qualified non-profit organization or group to submit a
proposal for the construction and operation of a housing project that addresses a wide range of in-
need and at-risk tenants; and

THAT staff investigate and report back to Council on the implications, cost and timings of
proceeding with the required due diligence for the property at 810 Braidwood, including hazmat
survey of existing house, phase 1 environmental site assessment, geotechnical survey to determine
soil stability and capacity for new construction, and civil engineering survey to determine capacity
of existing water, sanitary and storm systems serving the site. (Recommended)

OPTION 2 - Council DIRECT STAFF to prepare a Request for Proposal for the City property located at
810 Braidwood Road that would allow any qualified non-profit organization or group to submit a
proposal for the construction and operation of a housing project that addresses a wide range of in-
need and at-risk tenants; and

THAT staff delay investigating the implications, cost and timings of proceeding with the required
due diligence for the property at 810 Braidwood, until after a non-profit organization or group has
been selected to construct and operate the Braid Supportive Housing Project.

OPTION 3 — Council DIRECT STAFF to continue to focus on the Braidwood Supportive Housing
Project to provide housing for the working poor and homeless only.

Prepared by,

N7 /A

David Allen, BES, CLGEM, SCLGM
Chief Administrative Officer

Attachments:

1. May 16" 2014 letters to Minister McRae and Minister Coleman;
2. July 25" 2014 Draft Meeting Minutes with MLA Don McRae, BC Housing staff, Mayor
Jangula, CAO David Allen, and John Jessup — Social Planning Consultant
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Staff Report - February 24, 2014

Page 2 of 2
Braidwood Housing Project Interim Report

F. THAT the Mayor on behalf of City Council write a letter to the Mayor of the Town of Comox

offering the services of the City’s Social Planning Consultant on a pro bono basis to assist in
securing the site for the Comox Valley Transition Society from the sympathetic public institution in
Comox and to enter into negotiations with BC Housing to secure a unit allocation for the 2" Stage
Housing for women fleeing violence project proposed there.

Respectfully submitted,

David Allen
Chief Administrative Officer
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"CITY OF COURTENAY
Social Housing Strategy Report to Council

TO: CITY COUNCIL

FROM: SOCIAL PLANNING CONSULTANT
SUBIECT: SOCIAL HOUSING STRATEGY
STATUS: CONSIDERATION

DATE: FEBRUARY 20, 2014

INTRODUCTION
This is the Interim Report from the Social Planning Consultant hired by the City. The report:

1. Examines gaps in housing need, and
2. Proposes a social housing strategy for moving forward.

BACKGROUND

The Social Planning Consultant has reviewed all documentation on the CVRD website, met regularly with
the Ad Hoc Emergency Resources Organization (AHERO) Committee, interviewed key proponents of
social housing in the community, reviewed the stock of existing social housing in the Valley, examined
the development capacity of the Braidwood Site, and met with CAO David Allen and more recently with
Director of Development Services, Peter Crawford, and Manager of Planning, lan Buck.

The City has recently purchased a site at 810 Braidwood Road in Courtenay for the purposes of
developing a supportive housing project for homeless people there. Prior to meeting with Braidwood
Road neighbors and administering the EOI/RFP for the City-owned Braidwood Road site, it is necessary
for Council to confirm the development plan for the site and commit to taking the necessary steps
which, in the opinion of the Social Planning Consultant, are necessary to move the project forward.

ISSUES

1. Potential Gaps in Housing Need

it is useful at the outset of this discussion if we are all aware of the general description of the types of
shelter and support services referred to in this report. These include: (1) emergency shelter, (2) drop-in
centre, (3) supported housing, and (4) transition and 2™ stage housing for women.

Emergency Shelter. In many communities on the Island, North of the Malahat, the shelter is
synonymous with the Salvation Army. Sometimes located in a renovated larger home or in a purpose-
built facility, it contains beds for overnight accommodation. Some shelters are for men only. Others
are for men and women. In Courtenay, the Salvation Army Shelter is “Pidcock House”.

Page10f11
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CITY OF COURTENAY
Social Housing Strategy Report to Council

Shelter beds are categorized as permanent beds and EWR (Extreme Weather Response) beds.
Permanent beds are available year round. EWR beds are only available from Nov 1% to March 31%, ifon
the night in question the temperature drops to zero degrees Celsius or below. Permanent beds are
provided in shared bedrooms. EWR beds are mats provided in dorm rooms.

Funding can affect both permanent and EWR shelter bed availability. BC Housing funds most shelters on
the Island. Unless non-profit housing providers are willing to supplement the cost of providing extra
shelter beds, capacity is determined by the number of permanent or EWR beds BC Housing is willing to
fund, even though the actual bed capacity of the shelter may be more.

Shelter admittance policy can also affect bed availability for persons whose sobriety is questionable. For
those shelters whose administrative policy is more tolerant, a sobriety assessment capability and a
social detox room is a practical requirement.

But a shelter is not housing. Bedrooms are shared with one or more clients. Bedrooms and dorms are
locked in the morning and opened again in late afternoon. While clients can now spend the day in
common areas of the shelter, they usually leave the shelter during some part of the day to carry out
their daily routines in the community. '

Shelter clients can only spend a maximum of 30 continuous days at the shelter. However, beyond 5
days, some shelters require that the client meet with a case worker to set up a Personal Development
Plan (PDP) in order to ensure a longer stay at the facility. This assists them while they work through the
personal issues that made them homeless and search for suitable permanent housing.

Drop-In Centre. A drop-in centre or those facilities and services associated with a drop-in centre are
often incorporated into the shelter. Pidcock House provides showers, laundry and meals for clients, as
well as personal assessment and counseling, and referrals to other local agencies which may be able to
further help and support a client.

Supportive Housing. Supportive housing has two primary components as its name suggests: housing
and support. Unlike a shelter, each tenant is provided a small self-contained dwelling unit with its own
three-piece bathroom and modest but complete kitchen. To ensure development costs and operating

expenses are manageable, most units in a supportive housing project are bachelor or studio units (same
unit different terms only). A few units may be one-bedroom to accommodate the occasional couple or
fully accessible to allow occupancy by a special needs tenant.

In addition to a site manager, supportive housing is staffed by a minimum of 2 support workers per shift
on a 24/7 basis. Support workers are trained to deal with building security and maintenance as well as
tenant supervision and support.

The philosophy behind supportive housing is grounded in “housing first” and “harm reduction” best
practices. Tenants are admitted regardless of whether they have mental health or substance use issues.
The idea is to house tenants first and then to engage them gradually to address their personal issues.

Page 2 of 11
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CITY OF COURTENAY
Social Housing Strategy Report to Council

This may involve putting them in touch with specialist support staff from other agencies, such as Mental
Health and Substance Use staff at VIHA.

If the City-owned Braidwood Road site is developed as supportive housing, the non-profit housing
provider selected to develop and operate the housing project will be required to operate the facility like
any other responsible market rental apartment property manager. The goal is to select and support a
compatible group of diverse tenants that can live together in a relatively harmonious community.

The non-profit housing provider must strive to create a mix of tenants that are capable of living
independently with support. The mix of tenants will include some who require minimal support, others
who require a moderate degree of support, and a few that require a high degree of support.

Not all homeless people or people at risk of becoming homeless will want to live in supportive housing.
It is the responsibility of the non-profit housing provider to establish policies and procedures, rules and
guidelines which ensure that all tenants can live in the project in personal safety and social fulfillment.

For some tenants, the project will be a transition to a more independent life. Through volunteerism,
casual employment opportunities and vocational training, many tenants will move on to regular
employment and market rental housing. Others, however, may not be capable of doing so, and for
them, housing at the project will become permanent.

One important rule of tenancy is that no trafficking of drugs, alcohol or sex can be allowed on the
premises. And, personal use of drugs and alcohol must be managed responsibly by each tenant in order
to ensure that all tenants have the “right to quiet enjoyment” of their premises.

Supportive housing projects like all market rental apartments are operated under the Residential
Tenancy Act (RTA). While the mostly single tenants will be low-income and many will have personal
challenges such as mental health and substance use issues, given the level and competency of support
provided on a 24/7 basis at the project, it should operate more or less like any other market rental
apartment in the neighborhood.

Transition and 2™ Stage Housing for Women. Many larger cities on the Island have a separate non-
profit society which has as its mandate the provision of transition and 2" stage housing for women. In
Nanaimo, it is Haven Society. In Campbell River, it is the Campbell River and North Island Transition
Society. And, in the Comox Valley, it is the Comox Valley Transition Society.

In Courtenay, “Lilli House” is a transition house for women fleeing violence and is operated by the
Comox Valley Transition Society. A transition house is operated similarly to an emergency shelter, but
its focus is on women fleeing violence. This may be from violence or fear of violence in the home or on
the street. It is this latter aspect which makes it seem like an emergency shelter, but the underlying
need for transition housing for women is violence and fear of violence, not homelessness per se. And,
unlike Pidcock House operated by the Salvation Army Community Ministries, no men are allowed.

Page 3 of 11
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CITY OF COURTENAY
Social Housing Strategy Report to Council

The issue with transition housing for women fleeing violence is that after 30 consecutive days, like
emergency shelters for men and women, the women must somehow move on. For women with limited
personal resources, the challenge to find longer-term affordable and safe accommodation is daunting.
This is not only for single working women, but also for women from moderate to well to do
circumstances awaiting divorce settlements who temporarily find themselves penniless. And, some
women fleeing violence have taken their young children with them and require two-, three- and
sometimes four-bedroom housing.

It is this need for longer term supportive housing for women fleeing violence and sometimes with
children which fuels the need for what is called in the Violence Against Women Sector, 2 Stage
Housing.

To summarize, the “Violence Against Women” (VAW) Sector is distinguished from the homeless shelter
and supportive housing sector in several ways:

1. Its primary focus is on women, single or with children, who have experienced or are at risk of
experiencing violence in the home or on the street;

2. Managing and providing support for women fleeing violence requires a different set of skills and
competencies than the training and experience required for support workers staffing emergency
shelters and supportive housing project for the homeless, many of whom have mental health
and substance use issues;

3. Tenant mix in 2™ stage housing requires some two-, three- and possibility four-bedroom units to
accommodate single parent women with children, as well as child-minding facilities on the
ground floor and play structures in outside landscaped areas;

4. BC Housing funds the operating subsidies for transition and 2™ stage housing for women fleeing
violence through a separate budget category called the “Women’s Transition Housing and
Support Program (WTHSP); and,

5. Further emphasizing these differences, most transition societies in BC, like the Comox Valley
Transition Society in Courtenay, belong to a Provincial parent association called, the BC Society
of Transition Houses.

This distinction between the emergency shelter and supportive housing sector for the homeless and the
women against violence sector is important in light of the apparent competition between the two
housing proposals emerging in the Comox Valley.

2. Social Housing Strategy

2.1 Prioritize Housing Needs.

A review of the inventory of existing social housing projects and a survey of key social agencies confirms
that there are no supportive housing projects for the homeless and no 2" stage transition housing for
women fleeing violence in the Comox Valley.

Page 4 of 11
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CITY OF COURTENAY
Social Housing Strategy Report to Council

The survey also reveals that there is an emergency shelter for homeless men and women at “Pidcock
House” operated by the Salvation Army Community Ministries, and a transition house for women fleeing
violence at “Lilli House” operated by the Comox Valley Transition Society. Both located in Courtenay.

What is clear to the Social Planning Consultant is that these are two very distinct needs which beg to be
considered separately not together as the discussion following further emphasizes.

2.2 Housing Needs Assessment

AHERO’s 2008 homeless survey identified 159 homeless people. Ninety-seven (97) were adult men and
29 were adult women. The remainder was youth (22) and children (12).

In January 2011, the CVRD Standing Committee on Housing and Homelessness set priorities for housing
needs in the Comox Valley:

Mentally ill and addicted

Women fleeing abusive relationship
Families

Youth (over 15 years)

LANE T oA

Seniors living alone.
Similar to many communities on the Island, all target groups include a portion of First Nations’ people.

Also identified by the homeless themselves was somewhere to go during the day and/or when time runs
out at the shelter.

There is no low-barrier emergency housing or sobering centre available.

Transitional housing that is available includes hotels, motels and a few low-end- of- market (LEM) rental
apartments and secondary suites.

Shelter or housing for youth under 19 years is not available.
Residential treatment, supportive recovery and detox beds are in short supply.

Also in January 2011, the CVRD Standing Committee on Housing and Homelessness identified in
particular: “...longer stay housing such as transitional housing, second stage housing and supportive
housing...” to meet existing outstanding needs.

The Social Planning Consultant concludes that the City’s priorities, based on all the previous work done
by others as well as his own recent investigation, should be as follows:

1. Supportive Housing for homeless, many of whom are suffering from mental health and
substance use issues, be developed on the City-owned Braidwood site subject to administration
of an EOI/RFP; and,

Page 5 of 11
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CITY OF COURTENAY
Social Housing Strategy Report to Council

2. 2" Stage Housing for women fleeing violence be the City’s second priority and pursued on a
separate site in partnership with the Comox Valley Transition Society without the requirement
of an EOI/RFP.

2.3 Shelter/Transition House Bed Capacity and Utilization.

Bed capacity and utilization statistics provided by the Salvation Army Community Ministries for Pidcock
House and by the Comox Valley Transition Society for Lilli House were reviewed.

Pidcock House. Based on 12 permanent beds for men and 6 permanent beds for women, a total of 18
permanent beds, during 2013 there was a total capacity of 6,570 bed-nights at the Shelter. Out of 6,570
bed-nights available, 5,061 bed-nights were used, or on average 77% of capacity. However, if only the
14 BC Housing funded beds are included, this yields 5,110 bed-nights available and an average useage
rate of 99% capacity. Further, 2013 bed use stats suggest that on an average night, for every person
turned away (384 turnaways), there was an unused bed available (351 beds unused) at the Shelter.
And, finally, while total bed-nights used rose from 2011 (4,739 bed-nights) to 2012 (5,527 bed-nights),
bed-nights used declined from 2012 to 2013 (5,061 bed-nights), although not to their 2011 levels.

If the rules of admission were loosened and BC Housing funding increased, some extra capacity might be
found at the Shelter. This does not include the 15 EWR beds which could be available year round, not
just Nov 1* to March 31%. But this also depends probably on BC Housing funding.

Lilli House.

For the fiscal year 2006-2007, 139 women and 66 children stayed at Lilli House. Also during the same
period, 35 women were enrolled in the Detox and Supportive Recovery program. For the 2013 calendar
year, 155 women and 79 children stayed at Lilli House, and during the same period, 72 women were
enrolled in the Detox/Supportive Recovery program.

In 2013, Lilli House was full 243 nights. In 2013, more than any previous year, staff was forced to find
some women accommodation at local hotels because Lilli House was full. This was increasingly the case
because women were staying longer at Lilli House as there is no 2" stage housing available.

3.Provincial Homeless Initiative (PHI) Program and Braidwood Site Opportunities

PHI Program

BC Housing has provided the City $50,000 in PDF (Proposal Development Funding) to pay for an EOI/RFP
and schematic design and other preliminary work towards a supportive housing project. Typically, a
supportive housing project would be in the range of 30 to 40 units. This ensures that the capital budget
is in the $6.0 to $7.0 million range and the operating subsidy is around $1,200.00 per unit per month net
of the interest and principle on the 100% mortgage which BC Housing automatically assumes
responsibility for.

From the previous review, two options emerge for the City-owned Braidwood Road site:

Page 6 of 11
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CITY OF COURTENAY
Social Housing Strategy Report to Council

The first option is to include a shelter and drop-in centre along with supportive housing for homeless, or
just build supportive housing alone?

The second option is to build supportive housing for homeless only, or to take on the additional
challenge of doing both a supportive housing for homeless on the Braidwood site, and a 2" stage
housing project for women fleeing violence on another site?

Supportive Housing for Homeless on the City-owned Braidwood Road Site in Courtenay

An analysis of the development capacity of the City-owned Braidwood Road site reveals that in order to
keep within the 1.2 Floor Area Ratio (FAR), a supportive housing project of 30 studio units is possible.
This assumes that half the ground floor and all of the 2™ and 3" floors would be residential units. The
other half of the ground floor would be offices and counselling rooms, a board room, a multi-purpose
room and a laundry. Subject to geotechnical review, a partial basement would be provided to include
mechanical, electrical, elevator and IT rooms, as well as bulk storage lockers for tenants. The basement
is not included in the FAR calculation. In spite of these constraints, variances would be required to
reduce the 3" floor side yard setbacks from 6m to 4.5m (20 to 15 feet), reduce the parking requirements
from 1.5 stalls per unit to 0.15 stalls per unit, and reduce usable outside open space to about 232 square
meters (2,500 sf) in total. Homeless people do not own cars. Most of the parking will be for support
staff and visiting specialist staff from local agencies. Other municipalities on the Island (Victoria,
Nanaimo and Campbell River, for example) have parking requirements of 1 stall for every 10 units for
supportive housing for homeless projects.

A specific development plan is required because the site is smaller and the FAR lower than would allow a
more typical supportive housing project with, say, three residential floors of 12 units each, for a total of
36 units, and a full ground floor for offices and support amenities, and utility and service rooms.

No site is ideally located for homeless supportive housing. The Braidwood site is sandwiched between a
retail/commercial use on one side and a multi-residential use on the other. It is opposite an older trailer
park. In short, the site is located in what could be described as a transition zone. It is somewhat distant
from the downtown area and public transit is not nearby, so it is not well located for an emergency
shelter and drop-in centre. But it is an acceptable site for housing apartments for the homeless and
tenant amenities to support them. Itis also in close walking distance to the retail stores at the
Washington Park Centre mall.

Proposed Publically-owned Site in Comox for 2" Stage Housing for Women

In the Consultant’s view and following the recommendations of many other groups in the Valley, the
first priority must be development of supportive housing for adult homeless men and women.
However, it emerged during discussions with community groups that the second priority should be the
development of 2" stage housing for women and single-parent women with children fleeing abusive
domestic violence or homeless women experiencing violence on the street.

Page 7 of 11
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CITY OF COURTENAY
Social Housing Strategy Report to Council

Unlike supportive housing for homeless adult men and women, 2" stage housing for women fleeing
violence is distinctly different in several ways as earlier described in the background to this report.

The important conclusion is that these two initiatives must be considered separately yet simultaneously
as they are both major deficiencies in the housing options available in the Valley.

Further, it must be appreciated that there need be no RFP for a site dedicated to the development of 2"
stage housing for women fleeing violence in the Valley. The Comox Valley Transition Society possesses
the management and support staff trained and experienced to develop and operate such a project. No
other non-profit group in the Valley can claim competency in this field.

Consider also the experience of the neighboring municipality to the North, Campbell River. Having
developed 2™ stage housing for women first, they are now realizing that they still need supportive
housing for homeless adult men and women.

Comox Valley Transition Society has revealed that they have approached a sympathetic public owner of
a suitable site in the Town of Comox for development of a 2™ stage housing project for women fleeing
violence.

This report recommends that the Town of Comox support this initiative and take whatever steps are
necessary to ensure securing the site for the Comox Valley Transition Society for this purpose. This must
include the Town of Comox entering into an MOU with BC Housing to provide the operating subsidy
through the through the Women'’s Transition Housing and Supports Program (WTHSP) for this project.

DISCUSSION
“Luck favors the bravel”

The 810 Braidwood Road site is owned by the City of Courtenay. It is located in a “transition zone”. Itis
smaller physically and lower in zoning density than ideal, but it is adequate for the purpose of
supportive housing for homeless people. Maximizing the number of supportive housing units delivered
on this site will remove these homeless people from having to use emergency shelters and drop-in
centres. Although Pidcock House is operating close to capacity, removing 30 adult men and women
from the street will relieve the pressure on the Salvation Army facility. Because the development
capacity of the Braidwood site is limited, perhaps this will motivate BC Housing to consider also
committing to building the 2" stage housing for women fleeing violence in Comox as well. No
thoughtful person would propose that single homeless men and women, many with challenges with
mental health and substance use issues, would be compatible with single women and single-parent
women with children fleeing violence. Thus, there is a need to separate these two kinds of social
housing in considering how to move forward with both on separate sites.

Einstein purportedly said, “If | was given an hour to save the world, | would spend the first 55 minutes
defining the problem!” Well, I must give the Comox Valley communities the credit for taking the first 55
minutes to define the problem. However, | believe, now is the time for decision.
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CITY OF COURTENAY
Social Housing Strategy Report to Council

In my view, the City must proceed with engaging BC Housing in negotiating a Memorandum of
Understanding similar to what Campbell River, Nanaimo and Victoria have previously entered into. If
successfully negotiated, this will confirm the municipal contribution to BC Housing and confirm BC
Housing’s commitment to the project for the City .

The Social Planning Consultant is prepared on a pro bono basis to make himself available to the City of
Courtenay and the District of Comox (and the friendly public institutional vendor) in entering into
negotiations with BC Housing to secure both the municipal contribution and the BC Housing
commitment to these two projects.

Are there any guarantees in all this? No. But the age old adage applies: “Nothing ventured. Nothing
gained”.

WORKING GROUP ON EOI/RFP FOR BRAIDWOOD SITE

The Social Planning Consultant proposes that an EOI/RFP be issued to all non-profit housing providers in
the Comox Valley and on the Island as the means of selecting the housing provider for the supportive
housing for homeless project on the City-owned 810 Braidwood Road site.

The EOI/RFP to be prepared, issued and evaluated by the Working Group comprised of the following
members:

The Manager of Planning for the City, Mr. lan Buck.

The Senior Project Officer assigned to the project by BC Housing, Ms. Donna Money.

The Manager of Mental Health and Substance Use, Mr. John Fitzgerald, or his designate.
A representative appointed by the BC Non-Profit Housing Association.

e L NPe

The Social Planning Consultant, Mr. John Jessup, as chair.

This is a professional/technical working group with knowledge and expertise in preparing, issuing and
evaluating EOI/RFP submissions. The role of the working group is to recommend to City Council, the

housing provider selected to operate the supportive housing for homeless project on the City-owned
Braidwood site.

A comprehensive report on the EOI/RFP process will be provided to City Council. All of the results of the
EOI/RFP submissions will be provided for Council’s review. It will be City Council’s decision alone as to
which of the housing providers submitting should be appointed as project sponsor. Council will be
under no obligation to appoint the sponsor recommended by the working group.

One final comment must be made on the selection criteria at this stage and that is the notion of building
community capacity for supportive housing. There will be great temptation to go for non-profit housing
providers with deep competence in the development, operation and management of supportive
housing for homeless. Yet, the Social Planning Consultant highly recommends that extra points be given
to local groups from the Comox Valley. Local non-profit societies whose members are drawn from the
Comox Valley communities and whose boards of directors are nominated from community members
will provide accountability at the local level. Even if locally based community non-profit groups are not
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fully competent to deal with the development and operational issues which emerge in a supportive
housing for homeless project, the question is whether they are capable of rising to the challenge.
Otherwise, the Comox Valley will be dependent upon the competence and expertise of outside groups,
accountable to outside communities.

CITY FORGIVENESS OF DEVELOPMENT FEES AND CHANGES

Approval of a 60-year lease of the City-owned Braidwood Road site for $10.00 nominal rent will require
a two-thirds majority of Council. However, forgiveness of development permit and building permit fees
and DCC’s will require the City to identify an alternate source of funding for this purpose. The Director
of Development Services advises that DP and DVP fees of $4,500.00, building permit fees of $7.50 per
$1,000 of construction value ($30,000 for a $4.0 million construction value), and DCC’s in the range of
$375,000 would apply. The issue for the City is how would these costs be covered? Whether paid by the
City or not, site servicing costs for the project would need to be determined following a site servicing
study.

RECOMMENDATIONS
The Social Planning Consultant recommends:

A. THAT Council authorizes the Social Planning Consultant under direction of the CAO to establish
the Working Group described in this report to issue an EOI/RFP for development of the City-
owned 810 Braidwood Road site as a supportive housing for homeless project for adult men and
women.

B. That the Social Planning Consultant immediately begin neighborhood consultation on the basis
that the site will be developed as an approximately 30 unit supportive housing for homeless
project.

C. THAT Council instruct the Social Planning Consultant to work under direction of the CAO to
enter into negotiations with BC Housing towards execution of an MOU between the City and BC
Housing outlining municipal contributions to the project and committing BC Housing to a unit
allocation to the project.

D. THAT prior to entering into negotiations with BC Housing, the City of Courtenay undertake a
preliminary geotechnical survey, a phase 1 environmental assessment, a hazardous materials
survey of the existing building on the site, and a civil engineering review of the capacity of
existing underground water, sanitary and storm infrastructure serving the 810 Braidwood Road
site, to determine the extent of the City liabilities in regards to these issues for inclusion in the
MOU.

E. THAT the Social Planning Consultant under direction of the CAO enter into discussions with the
Director of Development Services, the Director of Financial Services, and any other appropriate
City staff to explore how the development fees and charges to be forgiven as part of the MOU
with BC Housing for development of the Braidwood site will be recovered by the City.

F. THAT the Mayor on behalf of City Council write a letter to the Mayor of the Town of Comox
offering the services of the City’s Social Planning Consultant on a pro bono basis to assist in
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securing the site for the Comox Valley Transition Society from the sympathetic public institution
in Comox and to enter into negotiations with BC Housing to secure a unit allocation for the 2"
Stage Housing for women fleeing violence project proposed there.

Page 11 of 11
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THE CORPORATION OF THE CITY OF COURTENAY

S8 STAFF REPORT

"OF COUTTYY

To: Mayor and Council File No.: 5040-20
From: Chief Administrative Officer Date: May 12, 2014
Subject: Braidwood Housing Project Update

PURPOSE:
The purpose of this report is to update Council on the Braidwood Supportive Housing Project, and seek
direction on next steps, specifically:

1. Results of the Neighbourhood Consultation process;

2. Progress on the EOI / RFP process;

3. Recent changes to BC Housing funding opportunities; and
4. Recommended next steps

POLICY ANALYSIS:

The Braidwood Supportive Housing Project is Council’s number one Strategic Priority for 2014, and is
intended to assist in addressing the significant impacts related to homeless people, and those with social
issues and challenges.

CAO RECOMMENDATIONS:

That based on the May 12™ 2014 Staff report “Braidwood Housing Project Update”, and the attached
report from the Braidwood Social Planning consultant, Council DIRECT staff to work with the Braidwood
Social Planning Consultant to proceed with the EOI/RFP selection process as quickly as-possible, and

That it be made clear to potential proponents that traditional PHI supportive housing subsidies are not
available, and

Furthermore, that the City’s approach emphasizes the use of rent supplements and modest capital grants,
as well as partnerships with other public and private agencies to ensure that supportive housing can be
provided on a long term financially viable basis.

Respectfully submitted,

N7 A

David Allen, BES, CLGEM, SCLGM
Chief Administrative Officer
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BACKGROUND:

At a Regular Open Council meeting held on March 3" 2014, Council passed the following resolution.

a. That Council authorize the Social Planning Consultant under direction of the CAO to establish the
Working Group described in this report to issue an EOI/RFP for development of the City-owned 810
Braidwood Road site as a supportive housing for homeless project for aduit men and women;

b. That the Social Planning Consultant immediately begin neighbourhood consultation on the basis that
the site will be developed as a planned 30-unit supportive housing for homeless project;

c. That Council instruct the Social Planning Consultant to work under direction of the CAO to enter into
negotiations with BC Housing towards execution of an MOU between the City and BC Housing outlining
municipal contributions to the project and committing BC Housing to a unit allocation to the project;

d. That prior to entering into negotiations with BC Housing, the City of Courtenay undertake a preliminary
geotechnical survey, a phase 1 environmental assessment, a hazardous materials survey of the existing
building on the site, and a civil engineering review of the capacity of existing underground water, sanitary
and storm infrastructure serving the 810 Braidwood Road site, to determine the extent of the City liabilities
in regards <o these issues for inclusion in the MOU;

e. That the Social Planning Consultant under direction of the CAO enter into discussion with the Director of
Development Services, the Director of Financial Services, and any other appropriate City staff to explore
how the development fees and charges to be forgiven as part of the MOU with BC Housing for
development the Braidwood site will be recovered by the City; and

f. That the Mayor on behalf of City Council support the services of the City’s Social Planning Consultant on
a pro bono basis to assist in the securing of a site for the Comox Valley Transition Society and enter into
negotiations with BC Housing to secure a unit allocation for the 2" Stage Housing for women fleeing
violence project proposed there.

DISCUSSION:

Attached to this report is an update from the Braidwood Social Planning Consultant, Mr. John Jessup on
progress to date on items “a” and “b” in the Council resolution above. Thegonsultant report includes the
results of the neighbourhood consultation, additional analysis, and recommendations. -

Of particular concern is the indication from BC Housing staff that there will be no operating subsidies
available through BC Housing, and further that, beyond the $50,000 PDF funding that the City has already
received; no other capital funding for the project should be expected. If this is the case, then funding for
the Braidwood project will need to be obtained from other sources.

FINANCIAL IMPLICATIONS:

In July 2013, BC Housing confirmed that they made $50,000 available to the City, in a proposal
development loan,to assist in the planning and development of a supportive housing proposal for this
site. A portion of the funds committed by BC Housing can be used towards the development of the RFP
and the process of selection of the non-profit operator. The remainder can be used by the successful
proponent in further developing the project. Additional funding options are outlined in the attached
report from the Social Housing consultant.
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ADMINISTRATIVE IMPLICATIONS: (work plan, etc.)

‘

The CAO is the project lead, and works directly with the consultant. Additional support is received from the
Development Services staff and is included in the 2014 corporate work plan.

STRATEGIC PLAN REFERENCE:
The Braidwood Supportive Housing Project is Council’s number one strategic priority for 2014.

OFFICIAL COMMUNITY PLAN REFERENCE:

v The provision of non-profit housing as a means of increasing the supply of rental housing is
strongly encouraged. Preference is for affordable and social housing to be dispersed throughout
the City and not concentrated in one area.

v Ensure the provision and integration of special needs and affordable housing.

v Encourage housing opportunities and convenient community services for individuals having special
housing requirements.

REGIONAL GROWTH STRATEGY REFERENCE:

v Ensure a diversity of housing options to meet evolving demographics and needs.

v Encourage residential multi-unit or multi-lot developments to contribute to affordable housing
options including, but not limited to a range of unit sizes and types, lot sizes, multifamily or
attached-unit buildings, rental units and secondary suites. These contributions could take the form
of land, cash, buildings or other such items as supported by the local governments.

CITIZEN/PUBLIC ENGAGEMENT:

Two Braidwood neighbourhood Open Houses were held on April 23" and 24™. The results of this public
engagement process are outlined in the attached report from the project consultant.

Prepared by:

A

David Allen, BES, CLGEM, SCLGM- -~ -
Chief Administrative Officer

Attachment: Social Housing Program Report, Jessup & Associates, May 8" 2014
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CITY OF COURTENAY
Social Housing Progress Report to Council

TO: CITY COUNCIL

FROM: SOCIAL PLANNING CONSULTANT
SUBJECT: SOCIAL HOUSING PROGRESS REPORT
STATUS: CONSIDERATION

DATE: MAY 8, 2014

INTRODUCTION

This is a Progress Report from the Social Planning Consultant hired by the City. The report:

1. Reviews results of the Neighborhood Consultation program,

2. Outlines the steps which have been taken to begin the EOI/RFP process,

3. Describes recent changes to BC Housing funding opportunities, and

4. Recommends steps for moving forward with the social housing development strategy.
BACKGROUND

At their meeting of the whole, March 3, 2014, Council accepted the report from the Social Planning
Consultant and approved unanimously the recommendations contained in the report which in part
included:

“A. That Council authorize the Social Planning Consultant under direction of the CAO to establish the
Working Group described in this report to issue an EOI/RFP for development of the City-owned 810
Braidwood Road site as a supportive housing for homeless project for adult menand women; and,

“B. That the Social Planning Consultant immediately begin neighbourhood consultation on the basis that
the site will be developed as a planned 30-unit supportive housing for homeless project. “

This report reports on the work completed to date on these two matters and recommends next steps
including timelines for proceeding with this work.

NEIGHBOURHOOD CONSULTATION

A letter to neighbors was drafted by the Consultant, and with the assistance of City staff was
transformed into an attractive brochure on the proposed project. The brochure included: background
on City Council actions, an invitation to an open house, and additional project information. The
brochure is included in Appendix 1 — Neighbourhood Consultation, attached to this report.

City staff defined the area to be included in the consultation. This included residences and properties on
either side of Braidwood and Back Roads, as well as a few properties across the Island Highway. In total,
1,000 residences and property owners were identified for consultation.

Page 1 of 5
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Because of the large number of potential attendees to the open house, two open houses were
scheduled. One for the morning of Wednesday, April 23, between 10AM and 2PM, and the second for
the afternoon and evening of Thursday, April 24", between 4PM and 8PM. The Wednesday session was
to be convenient for lunch hour attendees and the Thursday session was to be convenient for after work
and after dinner attendees.

The Consultant prepared 5 presentation boards on easels. These included a copy of the brochure, a
map-ofthe consultation area, and three pictures of similar projects completed under the BC Housing PHI
(Provincial Homelessness Initiative) program: Rose Harbour, in Campbell River, and Wesley Street and
Salish Lelum projects in Nanaimo. All 5 boards are included in Appendix 1 — Neighbourhood
Consultation, attached to this report.

About 30 property owners and residents in total attended the open houses. Twenty-four (24) people
including 4 couples, signed in. This totaled 20 households.

Twelve (12) households lived on Braidwood Road. Seven (7) households lived on Back Road. And, one
(1) household lived on Old Island Highway, outside the notification area.

Along Braidwood Road, one (1) household was from 791 Braidwood, five (5) households were from 840
Braidwood, four (4) households were from 950 Braidwood, and two (2) households were from 1050
Braidwood. Most households came from 840 Braidwood, a four-story condominium apartment building
immediately adjacent to the development site.

The open houses were hosted by the City in Craft Room “A” at the Lewis Centre. It was staffed by the
Consultant and usually one City staff member. lan Buck, Manager of Planning, attended most of the
Waednesday session. Peter Crawford, Director of Development Services, attended most of the Thursday
session. David Allen, CAO, dropped in over his Noon hour break at the Wednesday session.

In spite of the seriousness of the topic and the perceived impact on their neighbourhood, all of the
property owners and residents attending were civil and polite. This, in some cases, in spite of concern
and anxiety on their part about the proposed project. A sincere thank you from the Consultant and City
staff for the fair and reasonable treatment from property owners and residents to the hosts of the open
houses.

A total of 12 open house attendees left written comments and one followed up with an extensive email.
A summary of the themes of the written comments follows:

-I am a retired senior and afraid of homeless people living in my neighborhood

-1 must now sell my unit and go back to work to purchase somewhere else

-this project will lower the market value of my property

-Seniors and young families live here, is this the right place for a project like this?

-Good single earner family neighborhood, problems with some drug use, but trying to clean it up
-Already plenty of low income housing in this area

Page 2 of 5
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-City should spread out low income housing in several neighbourhoods rather than creating a
slum in one area

-More thought should be given to where we are putting housing for homeless because of the
high incidence of mental health and substance use in this population

-Why were we not consulted before this property was purchased?

-What were the City’s reasons in choosing this site

-l was told this was going to be a project for the working poor not the homeless

-Not easily accessible to downtown by walking or cycling

-Not good for the downtown, so the City puts it in a family neighborhood?

The actual text of individual comments is on file at the City and with the Consultant.

Some suggestions about what the City could do to manage the homeless population in the written
comments were:

-Put homeless in a rental unit in every condo building in Courtenay
-Why not put the homeless project in Crown Isle?

-Not in a family area, how about where the old Re-store was?

Consultant and Staff Reflections

In retrospect, this is not a bad choice of site. Itisin a mixed use area. Itis a low to moderate household
income area, whether we are talking about retired seniors or young single earner families just starting
out. If we do it right as supportive housing for homeless, it could work out quite well. But we must do
an exemplary job.

If Council wants to soften the project around the edges of concern, it could do some of the following
things in response to neighborhood concerns:

-reduce project size from 30 to 24 units

-restrict occupancy to mature homeless people over 40 years

-provide community space as part of the amenities on the ground floor

-include a passenger van to shuttle tenants to and from the downtown

-astablish Braidwood Neighborhood Advisory Committee with an ex-officio representative on
the chosen non-profit housing operator board

Reduction in the number of units is not recommended as it will increase the capital and operating costs
per unit and reduce total rental revenue. Community space in the project would have to be leased back
to the City on a market rental basis. A passenger van could be donated by a local service club.
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PROGRESS ON THE RFP TO CHOOSE A NON-PROFIT HOUSING OPERATOR

Progress on this final stage of the work has been delayed about a month because it took longer than
anticipated to arrange for and hold the open houses. However, not all time was lost.

The members of the Working Group to administer and evaluate the results of the RFP have been
confirmed as follows:

-VIHA Mental Health and Substance Use: Mr. John Fitzgerald, Manager for Comox Vailey Branch
-BC Non-Profit Housing Association (BCNPHA): Mr. Jim Spinelli, BCNPHA Board Member

-City of Courtenay: Mr. lan Buck, Manager of Planning, and

-City Social Planning Consultant: Mr. John Jessup (Chair)

BC Housing has declined to be a member of the Working Group because it may imply BC Housing
financial support for the project. However, BC Housing has requested that they be allowed to review
the final draft RFP prepared by the Working Group before it is issued, to ensure that any references to
BC Housing are accurate. Further, BC Housing has also offered to participate in the evaluation of the
proposals. This would probably involve BC Housing operations staff in Victoria.

Mr. Spinelli, BCNPHA board, is Executive Director of Nanaimo Affordable Housing Society in Nanaimo
(NAHS). NAHS currently operates four (4) projects containing over 80 units. NAHS is currently
developing a fifth site in Nanaimo, a supportive housing for homeless project on a City-owned site near
the Nanaimo Regional General Hospital. He is an excellent choice to represent the interests of the non-
profit housing sector on the Island.

The Consultant has retrieved an archived RFP template from a previous project in Nanaimo. This will be
used as the basis for the Working Group in preparing a customized RFP for the City-owned Braidwood
Road site in Courtenay.

It is proposed that the first meeting of the Working Group occur at Courtenay City Hall to establish the
ground rules for the RFP in the latter part of May. Subsequent meetings will be through conference call.
It is hoped the RFP will be released in middle to late June. There will be a 3 week period to allow
respondents to prepare their submissions. A further 2 weeks will be required for evaluation of resuits
by the Working Group and BC Housing operations staff. A final week will be needed to prepare the
Council report recommending the chosen non-profit housing provider. This likely means a report back
on the selected non-profit housing operator sometime in July.

BC HOUSING FUNDING OPPORTUNITIES

On March 4™, the day after Council approved the Interim Report on the Social Housing Strategy, there
was a joint press release from BC Housing and CMHC on a 5 year extension to thednvestment in
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Affordable Housing (IAH) program. This resulted in my calling Ms. Money at BC Housing to discuss
funding opportunities for this and other projects on the Island generally.

Ms. Money made it clear to the Consultant that neither in the current budget nor in the extension of the
IAH program would any operating subsidies be available not just to the Braidwood Road site project but
to any housing projects approaching BC Housing for funding. And, further that beyond the $50,000 PDF
currently approved, no other capital funding beyond this initial allocation for project planning or
development should be expected. | met with City staff on Tuesday, March 11" and conveyed to them
the situation.

However, my professional colleagues in the non-profit housing sector speculate that the IAH program,
while not yet configured by BC Housing staff, may include rent supplements as well as modest capital
grants to assist with affordable housing projects. And, these financial components would be allocated to
the most cost-effective affordable housing proposals responding to a late Summer or early Fall Province-
wide proposal call. Of course, this is entirely guesswork on our part. No one really knows at this time,
how the IAH funding will be rolled out by BC Housing at some time hopefully later this year.

As you may appreciate, without substantial operating subsidies, supportive housing for the homeless is a
real challenge. Even if the building were free, the cost of support workers to supervise, support and
coordinate specialized outside resources for homeless people on site 24/7 is costly. Partnerships with
other public and private service agencies, like VIHA Mental Health and Substance Use, if available and
possible, may partially address this concern with less vulnerable and less needy tenants.

RECOMMENDATION

It is recommended that the City staff team lead by the Consultant proceed with the RFP selection
process as quickly as possible. And, further that it be made clear to potential proponents that
traditional PHI supportive housing subsidies are not available. The City’s approach must emphasize the
use of rent supplements and modest capital grants, as well as partnerships with other public and private

agencies to ensure that supportive housing can be provided on a long term financially viable basis.

Appendix 1 — Neighborhood Consultation
Appendix 2 —- BC Housing Funding Opportunities

- End of Report -
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CITY OF COURTENAY
MEETING WITH MLA AND BC HOUSING
Council Chambers, Friday, July 25, 2014, 2PM
DRAFT NOTES

Present:

Major Larry Jangula

MLA Don McRae

CAO David Allen

BCH Regional Director, Danna Locke

BCH Senior Project Officer, Donna Money
John Jessup, Social Planning Consultant

NOTES

1. Economic Rent, Market Rent and Shelter Allowance

It is important to distinguish between economic rent, market rent and the Shelter Allowance.

Economic rent is the sum of all costs divided by the number of units in the building. This includes
mortgage principal and interest payments as well as all operating costs.

Market rent is the market rent for the type and size of unit in the building for that particular market
area. Sometimes we refer to high end of market and low end of market which are the upper and lower
range of market rents for a particular type and size of unit. Other times we refer to average or median
rent.

The shelter allowance is the shelter portion of income assistance in British Columbia for the type and
size of household occupying the unit. For a single person, this is $375 per month. Sometimes we refer
to this category of rents as Rent Geared to Income (RGI) rents where rent is based on 30% of tenant
gross monthly income.

The important idea to appreciate is that for new construction housing projects, whether market or non-
market, economic rent is significantly higher than market rent. For example, economic rent for a new
20 unit one-bedroom housing project in Nanaimo could be as high as $1,300 per unit per month.
Average market rent for the same unit could be about $650 per unit per month. Thus, even in the
absence of provision of support services, the gap between economic rent and market rent, for a 20 unit
project, is $650 per unit per month or a total of $13,000 per month or $156,000 per year.

This question is, therefore, in the absence of operating subsidies, how much of the capital cost of a
project can be carried in order for the project owner, market or non-market, private or non-profit, to
break even the day the project opens its doors for occupancy? The answer is somewhere between 25%
and 40% only. The majority of the capital costs must be covered either by owner equity or capital
grants.

Page 1 of 5
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Council Chambers, Friday, July 25, 2014, 2PM
DRAFT NOTES

2. Subsidies: Capital, Operating and Rent Supplements

There are only two kinds of subsidies: capital and operating subsidies.

A capital subsidy is a one-time, lump sum payment made prior to IAD (Interest Adjustment Date when
the amount of the take-out mortgage is determined). It has the effect of reducing the mortgage
principal and hence monthly P & | (mortgage principal and interest) payments which are part of
economic rent.

An operating subsidy is an on-going usually monthly subsidy which has the effect of increasing rental
revenues with a view to ensuring that the sum total of rents plus operating subsidy equals economic
rent, i.e. that the project is operating on a break-even basis, usually with a modest surplus to cover
vacancy losses and unexpected contingencies.

Rent supplements bridge the gap between a low to moderate income tenants’ shelter allowance and
market rent. For example, a single person on welfare qualifies for a maximum shelter allowance of $375
per month. A rent supplement, theoretically, fills the gap between the shelter allowance and market
rent. If average market rent for a studio unit was $500 per month, the rent supplement, again,
theoretically would be $125 per month. This would ensure that the tenant was able to pay market rent
for the studio unit.

| say theoretical because there are currently only two rent supplements available from BC Housing:
SAFER and RAP rent supplements. SAFER stands for Shelter Aid for Elderly Renters. It helps seniors over
60 years of age with a rent supplement to cover the difference between 30% of gross monthly income
and deemed market rent. RAP stands for (Family) Rental Assistance Program and works approximately
the same way for low income families, either married couples or families with children. The gap in rent
supplements is for low income single people under 60 years, particularly those suffering from a disability
like many homeless people.

VIHA provides rent supplements to low income clients suffering from disabilities: mental health and
substance use, as well as physical disabilities.

BC Housing is considered an HPP, Homeless Prevention Program, for low income single people under 60
years. But this is only in the planning stages and details are not currently available.

3. BC Housing and CMHC Programs: Non-Profits must Adapt to the Times

The former PHI, Provincial Homelessness Initiative, program is over (in my opinion). Most projects
during the last phase of the program were committed through MOU’s with municipalities in the years
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DRAFT NOTES

2007, 2008 and 2009. Even if Courtenay had entered into an MOU agreement on the Cliff Avenue
project with BC Housing prior to the last municipal election, a unit allocation would probably have been
possible. But for a variety of reasons, this did not happen and the opportunity was lost.

However, the non-profit sector is amazingly vibrant and innovative in adapting housing proposals to the
programs which are available. During the 90’s, the Homes BC program was delivered by BC Housing
and a wide variety of projects were developed ranging from LIUS (Low Income Urban Singles) in
downtown areas to low to moderate income families in more suburban areas. In the early years of this
century, ILBC (Independent Living BC) was delivered by BC Housing and the regional health authorities.
And, most recently the PHI program was delivered by BC Housing.

In each program, the focus and purpose has been different and the type and amount of subsidies
available have varied.

Currently, there is no official BC Housing program which provides in a single commitment both the deep
operating subsidies required to house homeless people with support and the financing required to plan,

build and operate the project.

4. Existing Resources verses New Housing and New Staff

Mayor Jangula made a good point about wanting to add to the existing stock of affordable housing
through the supply of new social housing. As opposed to purchasing existing market rental apartments
which in one sense is merely converting their use from private market rental to non-profit affordable
rental, rather than adding to the existing stock of affordable housing.

However, the point which BC Housing made and which | believe is valid is that this strategy protects the
affordable rental stock. Better older rental buildings are often converted to strata title units. Some
older buildings are alternatively demolished to make way for new strata title units. Few developers
want to build market rental housing because it forces them to postpone profit-taking and requires a
long term investment in owner equity.

Further, existing hotels and motels are another opportunity that if converted to non-profit rental
apartments does add to the net stock of affordable housing and has the additional advantage that there
are no monthly tenancies and the buildings once renovated can house immediately the targeted tenant
group.

5. Housing Subsidies verses Support Services Subsidies

The PHI program operating agreements with non-profit housing providers had two parts: (1) housing
costs, and (2) support services agreements. This breakdown is instructive. It acknowledges that even
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without support services, there is a gap between economic rent (the total cost of operating the project,
including mortgage principal and interest payments) and the $375 rent that most homeless people can
afford to pay (the maximum shelter allowance for single persons).

So, without housing cost subsidies from BC Housing, the only way that the gap between economic rent
and the maximum shelter allowance can be reduced and/or eliminated is through capital grants. This
can take the form of free land, forgiveness of development fees and charges (particularly DCC’s), capital
grants from CMHC, BC Housing and private foundations, municipal forgiveness of property taxes (even
for the first 10 years), and sponsor equity. Operational innovations such as live-in building managers
and perhaps live-in support workers could also help bridge the gap between economic rent and project
revenues.

We were probably spoilt with the PHI program where BC Housing was the single source of both housing
cost and support services subsidies. Now, at least until a new program is introduced, there are no
operating subsidies available from BC Housing. And, BC Housing is only in a position to provide modest
capital grants, say up to $1 million per project, and rent supplements directly to the tenants, now the
project. Note that currently only low income families and seniors are eligible for rent supplements.
However, there is the possibility that soon these rent supplements may be extended to single people
under 60 years through a new rent supplement program called the Homelessness Prevention Program
or HPP for short.

It should also be noted that BC Housing is also able to act as a bank and through the CPI (Community
Partnership Initiative) Program provide PDF (Proposal Development Funding), interim financing for
construction, and a CMHC guaranteed take out mortgage. This is no small help. And, is provisional upon
the non-profit housing provider developing a sound business plan to operate the project on a long term
breakeven basis.

6. Braidwood Road Site RFP

Given this, the terms of reference of the RFP for the City-owned Braidwood Road site, should be revised
to reflect the new reality.

| think Council has two options.

Option 1: Stay the Course as Much as Possible

Focus on housing for the working poor and homeless people who are capable of living independently
with little or no support. This would still be what we call RGI (Rent Geared to Income) housing where
tenants pay 30% of their gross monthly income towards rent or the maximum shelter allowance if on
welfare.
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Option 2: Affordable Housing for a Wide Range of in-need and at-risk Tenants

This would allow any and all groups to submit proposals. Given the challenge of making a new
construction project work, and the innovative approaches that non-profit housing providers would have
to make in order to provide a sound business plan, this may be the preferred option. Housing for
families with children and seniors come to mind because, these are tenant groups that are eligible for

rent supplements from BC Housing.
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