
 
 
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 2nd 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, 

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

At its regular meeting held on May 12th 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 16th 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 20th 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 25th 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 14th 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. 
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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 2nd): 
 

a. Convene working group and draft the RFP (by Sept 30th); 
b. Issue RFP during 1st week in October and provide 3 weeks for non-profit housing providers 

and their consultants to prepare and make their submissions (by Oct 31st); 
c. Working group to evaluate and score submissions (by Nov 15th); 
d. Consultant to draft Council report recommending the top 3 choices from the working 

group (by Nov 30th); 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 15th) 
 

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. 
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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 R FP 
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: 
 

   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. 

   Ensure the provision and integration of special needs and affordable housing. 
   Encourage housing opportunities and convenient community services for individuals having 

special housing requirements. 
 
REGIONAL GROWTH STRATEGY REFERENCE: 
 

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

 
David Allen, BES, CLGEM, SCLGM 
Chief Administrative Officer 

 Attachments: 

1. May 16th 2014 letters to Minister McRae and Minister Coleman; 
2. July 25th 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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CITY OF COURTENAY 
MEETING WITH MLA AND BC HOUSING 

Council Chambers, Friday, July 25, 2014, 2PM 
DRAFT NOTES 

 

Page 1 of 5 
 

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. 
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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 & I (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. 
 
I 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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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 I 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. 
 
I 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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