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Broadway Subway Project
ISSUE

e Broadway Subway Project

RECOMMENDED RESPONSE

e Once opened, regardless of the time of day or traffic conditions,
the commute from Commercial Broadway Station to Arbutus
Street will save the average commuter almost 30 minutes a day.

e B.C. is contributing 40 per cent ($2.54 billion) of the capital costs
toward Phase Two of the Mayors’ Council Ten-Year Vision that
includes rapid transit in Vancouver and Surrey.

e The Province, as the owner of the existing SkyTrain system, will
carry TransLink’s work forward in delivering the project.

e This project will result in thousands of direct and indirect jobs,
supporting a strong and sustainable economy.

e We are also working with mayors to support the construction of
affordable homes along this new rapid transit line by partnering
on the implementation of Supportive Policies Agreements.

KEY CONSIDERATIONS

o Construction of the Broadway Subway is expected to begin in 2020 with service
commencing in 2025.

o The RFQ was released to the public in February 2019, including confirmation that
the Community Benefits Agreement will apply. The RFP is scheduled to be
released in June, 2019.

o The total cost of the project is estimated at approximately $2.83 billion
o The funding breakdown for Phase Two is:

o Government of Canada: $888.4 million
o Government of British Columbia: $1.82 billion
o City of Vancouver: $99.8 million (in-kind land contribution)

o It's estimated that this project will result in 7,190 direct jobs and 5,270 indirect
jobs, and support economic and urban development within the region.

o The City of Vancouver’s land use planning process for the project corridor, the
“Broadway Plan” will be complete in December 2020.
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CONTACT: Jodi Dong, Executive Director, Community Policy and Legislation Branch
778 698-3399
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HOUSING AND DENSITY ALONG TRANSIT LINES
ISSUE

e Ensuring affordable housing and density along transit corridors

RECOMMENDED RESPONSE

e Transportation costs can take up a significant portion of a
household’s income, and living near transit can reduce those
costs and make life more affordable.

e We are committed to working with local governments to support
the construction of housing near transit corridors that people
can afford.

e The Broadway Subway and Surrey-Langley SkyTrain will provide
opportunities for new transit-oriented development and
affordable housing in Vancouver and Surrey.

e We are working closely to implement agreements between
TransLink and the cities to facilitate transit-oriented
development, density and affordable housing along these
corridors, and avoid displacement of existing residents.

KEY CONSIDERATIONS

o A 2015 Metro Vancouver study found that renter households earning less than
$50,000 spend a disproportionate amount on housing and transportation (up to
67 per cent of their pre-tax income).

o Proximity to transit can help offset high housing costs through reduced spending
on personal vehicles.

o TransLink developed project agreements and Supportive Policies Agreements
(SPAs) with Vancouver and Surrey for Phase Two rapid transit projects and will
create a new SPA for Surrey-Langley SkyTrain (SLS).

o 'S-13;s.16

|
o SPAs provide density, housing policy and other objectives for new transit lines.

o Ministry staff participate in the monitoring committees to ensure progress and
accountability on key performance indicators for density and affordable housing.

CONTACT: Jodi Dong, Executive Director, Community Policy and Legislation Branch,
778 698-3399
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Regional Transportation Strategy (Transport 2050)

ISSUE

TransLink is preparing a new Regional Transportation Strategy (RTS) called
Transport 2050 with an estimated completion date of December 2020.

RECOMMENDED RESPONSE

Our government continues to work with all partners to make sure
the plans that will shape future transportation and development in
Metro Vancouver benefit the region as a whole.

That is why we are committed to funding 40% of the capital costs
of the Mayors’ Council’s Ten-Year Vision that includes important
infrastructure projects, bus and HandyDART service improvements
and provision for affordable housing along new transit lines.

Affordable housing with access to transit must be a key goal of the
RTS and | know the mayors share this view.

By continuing to support the region as it sets its vision and
priorities for the next 30 years, we are going to see even more
progress for people living in Metro Vancouver and beyond.

KEY CONSIDERATIONS

@]

@]

TransLink is required to consult with the Province on the RTS, which will ensure that
provincial priorities are captured in the RTS and future 10-year investment plans.

RTS development will include multiple phases of public consultation.

Provincial staff are participating in a Regional Agency Advisory Group (RAAG)
convened by TransLink. The RAAG includes staff from all levels of government who
will have multiple opportunities to review and provide input on draft RTS content.

IF ANNOUNCED ON MAY 3: The Province will participate in the RTS process

s.13

CONTACT: Jodi Dong, Executive Director, Community Policy and Legislation Branch

778 698-3399

Regional Transportation Strategy Page 1of1
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BRIEFING NOTE FOR INFORMATION

Date: January 3, 2019

Prepared For: Honourable John Horgan, Premier

Title: Premier Meeting with City of Surrey Mayor

Issue: The Premier will be meeting with the City of Surrey mayor in early 2019. s.13
5.13 ;

SUMMARY:

Surrey

e Attheir December 13th meeting, the Mayors’ Council voted to proceed immediately with
planning and project development work for SkyTrain on Fraser Highway.

e The resolution is subject to Surrey’s agreement to compensate for all work plan costs
unnecessarily expended to date. TransLink estimates those costs at $56.6M.

e Mayor McCallum believes more than $16M of those costs are TransLink’s responsibility and says
Surrey has no intention of providing financial compensation for the remaining $40M; however,
the City will look at land transfers as a form of compensation.

e Under the bilateral Public Transit Infrastructure Fund (PTIF) agreement, Canada mav reauest
the return of any funding it provided for cancelled or withdrawn projects.S-13; 5-16; .17
5.13; 8.16; 5.17 The Province has not contributed to SNG LRT
procurement readiness or early works.

e TransLink estimates a 2025 completion date for a line terminating at either Fleetwood or
Clayton Heights, using the remaining $1.58B of the original $1.65B in Phase Two funding for
Surrey rapid transit.

¢ Mayor McCallum believes the entire line can be built to Langley for the remaining $1.58B if
portions are built at grade; however, TransLink estimates $2.9B for Surrey-to-Langley SkyTrain.

e Major projects are evaluated based on the province’s Capital Asset Management Framework
(CAMF), including the requirement for a detailed business case analysis. This framework will
also apply to the Fraser Highway SkyTrain project.

BACKGROUND:

The Mayors’ Council’s 10-Year Vision included building 27 kilometers of Light Rail Transit (LRT) in Surrey.
Phase Two of the Vision included the 10.5 km, $1.65 billion Surrey-Newton-Guildford LRT (SNG LRT)
project, while Phase Three included 16.6 km of LRT along the Fraser Highway from Surrey to Langley,
estimated to cost $1.9 billion. The Province has committed to funding 40 per cent of the capital costs of all
phases of the Vision. Provincial and federal funding has been committed to Phase Two of the plan. The
Province was contributing $2.5 billion towards Phase Two projects, including SNG LRT.

Following the 2018 municipal elections, the City of Surrey requested that the Mayors’ Council direct
TransLink to cancel SNG LRT and instead extend SkyTrain along Fraser Highway towards Langley.

Page 1 0of 3
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The Mayors’ Council passed a resolution at its December 13, 2018 meeting to proceed with planning and
project development work for Fraser Highway SkyTrain, subject to Surrey’s agreement to compensate for
costs unnecessarily expended to date.

The resolution also included cancelling a planned B-Line on the Fraser Highway, and initiating a planning
process to refresh the South of Fraser rapid transit strategy. The project development work plan and the
transit strategy refresh will proceed concurrently, with the work plan (including a business case for senior
government) estimated to take 15 months, and the transit strategy 8 months. s-13

s.13

TransLink’s enabling legislation also requires broad consultation on investment plans, including with the
public, Metro Vancouver and affected municipalities and organizations. Any changes to the investment plan
will trigger new public and stakeholder consultation.

DISCUSSION:

The approved Mayors’ Council resolution from their December 13t meeting says Surrey will provide
compensation for all “work plan costs unnecessarily expended to date.” TransLink staff estimate those
costs at $56.6M including $16.8M for PTIF 1 early works, (i.e. Bear Creek Bridge).

Mayor McCallum supported the December 13t motion; however, he believes the more than $16 million in
Bear Creek bridge costs are TransLink’s responsibility and were needed to support TransLink’s B-Lines.
Furthermore, he says Surrey has no intention of providing financial compensation for the remaining $40M;
however, the city will look at land transfers as a form of compensation.

The proposed alignment concept for SkyTrain along Fraser Highway includes: 16 km of elevated SkyTrain,
8 stations (+1 future station), bus exchanges at Willowbrook and Langley Centre, 55 SkyTrain cars and
allowance for new/expanded operations and maintenance facility.

While the current estimate for a SkyTrain line from Surrey to Langley is $2.9 billion, Mayor McCallum
believes it can be built using the remaining funding for SNG LRT, $1.58 billion. TransLink maintains that the
project would require two phases. The first phase would use available funding and would not reach
Langley.

Density and Housing on Fraser Highway SkyTrain

TransLink staff report the mayors of Surrey, Langley City and Langley Township are all interested in
discussing how to facilitate density along the new corridor. There will also be a new Supportive Policies
Agreement (SPA) for the project, which will include affordable housing and density sections that will be
monitored by the Province, equal to the process being followed on the Broadway Subway. 5.13

s.13

Media

In a recent media article, Mayors' Council executive director Mike Buda and Mayors’ Council Chair,
Jonathan Cote emphasized their focus on continuing to strengthen the regional relationship with the
Province to further regional priorities. These priorities include providing discounted fares for people with
low incomes and youths and getting provincial funding for HandyDART.

TransLink believes senior levels of government should provide the funding for expanded discounted fares
as part of their responsibilities for social assistance, health and educations.13; s.17
$.13;8.17
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s.13;8.17

§.13;8.17 The Mayors’ Council 10-Year Vision calls for a 30% increase in HandyDART service. TransLink
has suggested that approximately two thirds of HandyDART trips are health related. Drawing on this
analysis, the Vision recommends that HandyDART services be delivered in a cost sharing partnership with
the provincial government. In July, 2017, the Mayors’ Council requested that the Province commit to a joint
review of HandyDART services with TransLink and the Regional Health Authorities.

The Province does not currently provide operational funding for TransLink HandyDART services. In 1999,
the Province assumed responsibility for Metro Vancouver’s 40% share of regional hospital capital costs,
which were previously funded from property taxes. The intent was to provide the necessary property tax
room to generate revenue to fund expanded transportation and transit in the region. s.13; s.17

5.13; 8.17 :

Outside of Metro Vancouver, communities pay property taxes towards hospital capital costsS-13; $-17
5.13; s.17 The different funding model results in BC Transit
operating costs being partially funded through a provincial operating grant.

s.13; s.17
PREPARED BY: APPROVED BY: DATE APPROVED:
Kate Mukasa, Manager David Curtis, ADM
Community Policy and Legislation Branch Community and Management Services Division January 2, 2019
(778) 698-9368

Jacqueline Dawes, Deputy Minister January 3, 2018
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BRIEFING NOTE FOR DECISION

Date: March 6, 2019

Prepared For: Honourable Selina Robinson, Minister of Municipal Affairs and Housing
Title: Regional Transportation Strategy Engagement

Issue: 5.13

SUMMARY:

¢ TransLink is legislated to prepare a long-term strategy every five years that sets out a 30-year
plan for transit and transportation in the region. The long-term strategy is known as the
Regional Transportation Strategy (RTS) and will take 15-18 months to complete.

¢ TransLink is required to consult with the Province as part of the RTS development process,
which will ensure that provincial priorities are captured in both the RTS and in future
TransLink 10 year investment plans.

e Ministry staff from across government are participating in the Regional Agency Advisory Group
(RAAG) convened by TransLink. RAAG includes staff from all levels of government who will have
multiple opportunities to review and provide input on draft RTS content.

s.13; 5.16

Page 1 0of 10



CLIFF #244687

Rggd Minisuyof

BRITISH Municipal AH‘:lirS
COLUMBIA ' and Housing

BACKGROUND:

Section 193 of the South Coast British Columbia Transportation Authority Act (SCBCTAA) requires TransLink
to prepare a long-term strategy every five years that sets out a 30-year plan outlining:

1. TransLink’s goals and directions for the regional transportation system;

2. Adescription of key initiatives and other measures TransLink anticipates will be needed to achieve
its goals; and

3. A statement of principles underlying the long-term strategy.

The long-term strategy is known as the Regional Transportation Strategy (RTS). TransLink is required to
consult with the Province as part of the RTS development process, which will ensure that provincial
priorities are captured in both the RTS and in future TransLink 10 year investment plans.

TransLink was scheduled to adopt a new RTS in 2018; however, the Mayors’ Council voted to re-adopt the
existing RTS to engage in a detailed RTS process in 2019 and 2020. There will be multiple public
consultation periods and Mayors’ Council’s decisions throughout the process (see Appendix 1).

In preparing an RTS, TransLink must consider:

1. Regional land use objectives;

2. Provincial and regional environmental objectives, including air quality and greenhouse gas
emission reduction objectives;

Anticipated population growth and economic development in the service area; and

4. Provincial transportation and economic objectives.
TransLink is planning to do this in several phases, each with its own separate deliverable:

Long Range Scenarios Project (Plausible Futures) - currently being developed
Desired Future (Vision, Goals, Targets, Performance Metrics)
Strategic Framework (Shared Roadmap)

Network Concept (Bike, Road, Transit)

vl B WD

15-Year Implementation Blueprint

TransLink is also required to engage in public consultation in the development of the RTS to best meet the
needs of residents and the region’s communities over the next 30 years. TransLink must also consult with
the Mayors’ Council, Metro Vancouver, the Province and local governments in or adjacent to TransLink’s
service area, to ensure their interests are represented.

Regional Growth Strategy (RGS) link to the RTS

An RGS is a strategic regional planning policy document promoting settlement that is socially, economically
and environmentally healthy and that also makes efficient use of public facilities, land and other resources.
Metro Vancouver’s current RGS was adopted in 2011 after it was accepted by all member municipalities,
TransLink, Tsawwassen First Nation and adjacent regional districts. (See Appendix2 for regional district
boundaries)

Page 2 0of 10
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One of the primary goals of Metro Vancouver’s RGS is to support sustainable transportation choices by
coordinating land use and transportation. The RGS recognizes the critical links between the RGS and
TransLink’s RTS, as well as the role of the Province to support planning and funding transportation assets.

Adoption and significant amendment of the RGS requires TransLink’s approval. Highlighting the
importance of coordination with other governments and agencies, Metro Vancouver’s RGS affirms the need

to:
e  Work with TransLink with the objective that the RGS and TransLink’s regional transportation plans
are compatible and complementary.
¢ Collaborate with TransLink, the federal government and the Province on major investments in the
regional transportation system, expansion of affordable housing options, and the location of public
facilities that support the goals and strategies specified in the RGS.
e Partner with neighbouring regional districts to facilitate the compatibility of regional growth
planning and initiatives in Metro Vancouver and these neighbouring jurisdictions.
DISCUSSION:

TransLink is required to consult provincial government staff and the Minister before completing an RTS,
and there are a number of opportunities to ensure provincial objectives and priorities are recognized in the
RTS while respecting TransLink, local governments’ and the public’s lead role in the planning process.
Provincial priorities include:

e Affordable housing along transit corridors;
e Improved access to transportation options;
e [ntegrating transportation planning with neighbouring communities; and

¢ Reducing congestion.

In addition, the Province recognizes that there are improvements to be made to the integration of cross-
boundary transit service and sees the current update to the RTS as an opportunity to explore options for
this type of improvement.

In the past, TransLink has worked with BC Transit to facilitate transit opportunities at the boundaries of
TransLink’s service area (e.g. Fraser Valley Express Service; and coordination on Sea to Sky transit
planning). The West Coast Express, which begins outside TransLink’s service area in Mission, is also
integrated with TransLink’s services.

s.13; 5.16

While it is a priority for the Province to be an active participant and partner in the development of the RTS,
the Province understands that the RTS is a regional responsibility. The Province is not seeking to approve
individual projects or impose upon the established framework of the development of the RTS. However, the
Province recognizes its strong relationship with the region and the opportunities this new relationship

Page 3 0of 10
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presents for increased participation in the transportation and transit plans and priorities in Metro
Vancouver for the next 30 years.

FINANCIAL IMPLICATIONS:

s.13; 5.16; s.17

Page 4 of 10
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Appendices:
1. 8-13;5.16
2. Regional District Boundaries
3. s.13;s5.16
PREPARED BY: APPROVED BY: DATE APPROVED:
Kate Mukasa, Manager David Curtis, Assistant Deputy Minister & EFO
Community Policy and Legislation Branch Community and Management Services Division March 6, 2019
(778) 698-9368 David Curtis OBO
Kathryn Krishna, Deputy Minister March 6, 2019
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BRIEFING NOTE FOR INFORMATION

Date: March 13,2019

Prepared For: Parliamentary Secretary Bowinn Ma

Title: Regional Transportation Strategy Engagement
Issue: 5.13

SUMMARY:

¢ TransLink is legislated to prepare a long-term strategy every five years that sets out a 30-year
plan for transit and transportation in the region. The long-term strategy is known as the
Regional Transportation Strategy (RTS) and will take 15-18 months to complete.

¢ TransLink is required to consult with the Province as part of the RTS development process,
which will ensure that provincial priorities are captured in both the RTS and in future
TransLink 10 year investment plans.

e Ministry staff from across government are participating in the Regional Agency Advisory Group
(RAAG) convened by TransLink. RAAG includes staff from all levels of government who will have
multiple opportunities to review and provide input on draft RTS content.

e 5.13;s.16

BACKGROUND:

Section 193 of the South Coast British Columbia Transportation Authority Act (SCBCTAA) requires TransLink
to prepare a long-term strategy every five years that sets out a 30-year plan outlining:

1. TransLink’s goals and directions for the regional transportation system;

2. A description of key initiatives and other measures TransLink anticipates will be needed to achieve
its goals; and

3. Astatement of principles underlying the long-term strategy.

The long-term strategy is known as the Regional Transportation Strategy (RTS). TransLink is required to
consult with the Province as part of the RTS development process, which will ensure that provincial
priorities are captured in both the RTS and in future TransLink 10 year investment plans.

TransLink was scheduled to adopt a new RTS in 2018; however, the Mayors’ Council voted to re-adopt the
existing RTS to engage in a detailed RTS process in 2019 and 2020. There will be multiple public
consultation periods and Mayors’ Council’s decisions throughout the process (see Appendix 1).

In preparing an RTS, TransLink must consider:

1. Regional land use objectives;

Page 1 of 7
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2. Provincial and regional environmental objectives, including air quality and greenhouse gas
emission reduction objectives;

3. Anticipated population growth and economic development in the service area; and

4. Provincial transportation and economic objectives.
TransLink is planning to do this in several phases, each with its own separate deliverable:

Long Range Scenarios Project (Plausible Futures) - currently being developed
Desired Future (Vision, Goals, Targets, Performance Metrics)

Strategic Framework (Shared Roadmap)

Network Concept (Bike, Road, Transit)

o WwN e

15-Year Implementation Blueprint

TransLink is required to engage in public consultation in the development of the RTS to best meet the
needs of residents and the region’s communities over the next 30 years. TransLink must also consult with
the Mayors’ Council, Metro Vancouver, the Province and local governments in or adjacent to TransLink’s
service area, to ensure their interests are represented.

Regional Growth Strategy (RGS) link to the RTS

An RGS is a strategic regional planning policy document promoting settlement that is socially, economically
and environmentally healthy and that also makes efficient use of public facilities, land and other resources.
Metro Vancouver’s current RGS was adopted in 2011 after it was accepted by all member municipalities,
TransLink, Tsawwassen First Nation and adjacent regional districts. (See Appendix2 for regional district
boundaries)

One of the primary goals of Metro Vancouver’s RGS is to support sustainable transportation choices by
coordinating land use and transportation. The RGS recognizes the critical links between the RGS and
TransLink’s RTS, as well as the role of the Province to support planning and funding transportation assets.

Adoption and significant amendment of the RGS requires TransLink’s approval. Highlighting the

importance of coordination with other governments and agencies, Metro Vancouver’s RGS affirms the need
to:

e  Work with TransLink with the objective that the RGS and TransLink’s regional transportation plans
are compatible and complementary.

e C(ollaborate with TransLink, the federal government and the Province on major investments in the
regional transportation system, expansion of affordable housing options, and the location of public
facilities that support the goals and strategies specified in the RGS.

e Partner with neighbouring regional districts to facilitate the compatibility of regional growth
planning and initiatives in Metro Vancouver and these neighbouring jurisdictions.

DISCUSSION:

TransLink is required to consult provincial government staff and the Minister before completing an RTS,
and there are a number of opportunities to ensure provincial objectives and priorities are recognized in the
RTS while respecting TransLink, local governments’ and the public’s lead role in the planning process.
Provincial priorities include:

Page 2 of 7
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e Affordable housing along transit corridors;
e [mproved access to transportation options;
e Integrating transportation planning with neighbouring communities; and

e Reducing congestion.

s.13

TransLink’s legislation requires consultation with the Minister on the RTS.5-13; 5:16
si3;si6 ' o o o

s.13

While it is a priority for the Province to be an active participant and partner in the development of the RTS,
the Province understands that the RTS is a regional responsibility. The Province is not seeking to approve
individual projects or impose upon the established framework of the development of the RTS. However, the
Province recognizes its strong relationship with the region and the opportunities this new relationship
presents for increased participation in the transportation and transit plans and priorities in Metro
Vancouver for the next 30 years.

FINANCIAL IMPLICATIONS:

At this point, the Province has not committed to any financial contribution toward the development of the
RTS.

Page 3 of 7
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Appendices:
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2. Regional District Boundaries
3. s.13;s.16
PREPARED BY: APPROVED BY: DATE APPROVED:
Kate Mukasa, Manager David Curtis, Assistant Deputy Minister & EFO
Community Policy and Legislation Branch Community and Management Services Division March 12,2019
(778) 698-9368 David Curtis OBO
Kathryn Krishna, Deputy Minister March 12,2019
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APPENDIX 2: Regional District Boundaries

Sunshine Coast
Regional District

Fraser Valley Regional
District
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BRIEFING NOTE FOR INFORMATION

Date: July 6,2018

Prepared For: Honourable Selina Robinson, Minister of Municipal Affairs and Housing

Title: City of Vancouver Broadway Corridor Zoning

Issue: The City of Vancouver has passed an interim rezoning policy on the Broadway corridor

intended to curb speculation related to the Millennium Line Broadway Extension (MLBE).

SUMMARY:

+ The City of Vancouver (City) has signed a Supportive Policies Agreement (SPA) with TransLink
to secure transit-oriented densities and increased affordable housing along the Broadway
Corridor. The Ministry is participating in this process.

¢ The new policies will be finalized through the two-year development of a new area plan for
Broadway.

¢ In the meantime, to limit speculation and one-off development applications, the City has
approved interim rezoning and CAC policies.

BACKGROUND:

The City of Vancouver is beginning its planning process for the Millennium Line Broadway Extension
(MLBE) project corridor. The City’s objectives for the Broadway planning process include creating more
housing supply; affordable and rental housing close to transit; increasing the amount of job space; and
securing public benefits and amenities. Broadway planning is expected to be complete in December 2020.

In order to limit speculation and avoid any one-off development applications that are not aligned with the
future plan, the City informed the Province in April 2018 of its plans to adopt interim rezoning and CAC
policies. Council heard that speculation on the corridor had already been taking place, and an independent
consultant advised the City to introduce measures to stop speculative land value increases that could put
future amenity contributions out of reach. The interim policy is intended to signal to developers that the
City is focused on preserving and growing affordable rental housing and job space along the corridor.

Rezonings on the Broadway corridor will not be considered during the Broadway planning process, with
exceptions for: active rezoning applications; projects with 100 per cent social and/or supportive housing;
community care facilities; group residences; and exceptional circumstances approved by Council.

On June 20th, 2018, the City also approved a “Development Contribution Expectation” (DCE) for the
Broadway corridor. The DCE will function as an early Community Amenity Contribution (CAC) and will
only apply to the limited areas where additional strata density would be considered. The DCE will be levied
on incremental density beyond what is currently allowed, at a rate of $330 or $425 per square foot,
depending on the location. The rates were calculated based on current market conditions, and any revenue
collected will fund community amenities such as affordable housing.

DISCUSSION:

s.12;8.13
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5.12;8.13

§.12;5.13 The City is a signatory

to the SPA with TransLink for MLBE, which commits the City to setting and meeting affordability and
density objectives. The Province is participating in the SPA’s steering committee, with input into targets,
policies and monitoring to ensure these objectives are met.

The City’s interim rezoning policy supports the Province’s goals for affordable, transit-oriented housing by
limiting speculation and protecting the City’s ability to deliver on its Broadway planning goals, which
include: creating additional affordable housing and rental opportunities; maximizing below market rental;
preserving existing rental and mitigating displacement of renters; increasing job space; and securing
additional public benefits and amenities. The City will also examine how the Province’s decision to enable
rental zoning can be applied on the corridor to protect existing rental units and secure new rental
developments.

As part of the Broadway planning process, the City will adopt an affordable housing strategy for the
corridor, including affordable housing targets by location, housing type, target income and tenure. s.13;
s.13; 5.16

PREPARED BY: APPROVED BY: DATE APPROVED:
Stephen Harrison, Policy Analyst Kevin Volk, ADM
Community Policy and Legislation Branch Community and Legislative Services Division July 6, 2018

(778) 698-9368
Jacqueline Dawes, Deputy Minister July 6, 2018
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BRIEFING NOTE FOR INFORMATION
Date: September 19,2018

Prepared For: Honourable Selina Robinson, Minister of Municipal Affairs and Housing
Title: TransLink

Meeting With: Kevin Desmond, CEO and Geoff Cross, Vice-President, Planning and Policy, TransLink on
September 25, 2018

BACKGROUND:
TransLink has proposed the following agenda for the September 25, 2018, meeting:

Progress of Phase Two Investment Plan

Long-Range Planning Exercise (Regional Transportation Strategy)
Fare Policy - Low Income - Youth Fares

HandyDart

Disability Rights Legislation

Affordable Rental Housing Supply

Ridesharing

Low-Carbon Fleet Strategy, Environmental Approach

Future Vancouver and Surrey Developments

CoNoARE W

DISCUSSION:
1. Progress of Phase Two Investment Plan

¢ The Province will introduce parking rights tax legislation in fall 2018 and motor fuel tax legislation in
spring 2019 to help TransLink fund the regional share of Phase Two.

The Mayors’ Council approved TransLink’s Phase Two Investment Plan on June 28, 2018. In order to help
TransLink fund the regional share of the Phase Two costs, the Province will introduce legislation to allow
TransLink to increase parking rights tax from 21% to 24% (fall) and increase the motor fuel tax by 1.5
cents (spring 2019).

TransLink has forecasted additional motor fuel tax revenue as of January 1, 2019. 5-13; 8-17
5.13; 5.17

2. Long-Range Planning Exercise (Regional Transportation Strategy)

e TransLink has invited the Province to participate in updating its long-term Regional Transportation
Strategy (RTS), to be completed by 2019-2020.

¢ Provincial staff will participate, and government will discuss broader partnership over the coming
weeks.

TransLink is responsible for developing long-term strategies to address future transportation needs, and
the South Coast British Columbia Transportation Authority Act (SCBCTAA) requires TransLink produce a
long-term Regional Transportation Strategy (RTS) every five years. The RTS sets TransLink’s long-term
goals and direction and informs its Investment Plans.
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TransLink’s RTS was due to be updated by August 1, 2018. However, TransLink’s Board and Mayors’
Council re-adopted the existing RTS on June 28, 2018 in order to meet the legislative deadline. TransLink is
now undertaking a comprehensive RTS update, to be completed by 2019-2020.

s.12;8.13

3. Fare Policy - Low Income - Youth Fares

e TransLink issued fare review recommendations in July 2018, which included exploring new low-
income, children and youth discounts in the context of the B.C. Poverty Reduction Strategy.

In 2016, TransLink launched a four phase review of the way it prices conventional transit, including the
feasibility of implementing different fare structures (e.g., distance or time-based fares); fare products (e.g.,
discounts); and fare prices.

TransLink released its final report and recommendations in July 2018. One recommendation was to create
separate classes for children, youth and senior riders in order to offer flexibility in targeted discounts in the
future. Currently those groups pay the same concession fare with no ability to offer different fare products.
The report also recommended enabling these discounts through discussions with the Province, particularly
in the context of the B.C. Poverty Reduction Strategy.

TransLink will make a decision on the fare review recommendations and how they will be implemented by
December 2018.

HandyDART

o S-13;8.17

As part of the Mayors’ Council’s 10-Year Vision, TransLink is increasing HandyDART service hours by 15
per cent (up to 171,000 additional trips) beginning in 2017 (Phase One) and an additional 7 per cent by
2021 (Phase Two) when compared to 2016 service levels. Phase Two improvements will amount to an
additional 76,000 additional trips annually by 2021, with 20 new buses to support the increase.

s.13;8.17
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4. Disability Rights Legislation

e The federal government introduced national disability rights legislation in June, 2018.

e The federal legislation does not appear to apply to TransLink; howevers.13; s.16
cigsie T . . R

The federal government introduced national disability rights legislation on June 20, 2018. The Accessible

Canada Act legislation will require federally regulated sectors, including transportation that crosses

provincial and international borders, to identify and remove barriers for people with disabilities.

While the new federal legislation does not appear to affect TransLink, S-13; s.16; s.17
5.13;5.16;5.17 ' - o
|

The Province’s goal to “Build a Better B.C. for People with Disabilities” by 2024 includes providing
accessible transportation options. As part of that work, SDPR met with TransLink to discuss and support
accessible transportation. s-13; s.16

s.13; 5.16
!

5. Affordable Rental Housing Supply

e The Province is participating in Supportive Policies Agreements (SPAs) between TransLink and the
Cities of Vancouver and Surrey, which will require annual reporting on development along the new
rapid transit corridors, including affordable housing.

The 2018 Budget and Speech from the Throne identified housing affordability and density along transit
corridors as key government commitments. Accordingly, the Province has been working closely with
TransLink and the cities of Surrey and Vancouver to incorporate these goals into the Broadway Subway
and Surrey-Newton-Guildford Light Rail Transit (SNG LRT) projects.

TransLink has adopted separate Supportive Policies Agreements (SPAs) with the Cities of Vancouver and
Surrey. The Province is playing a key role in the SPAs, including: jointly creating annual performance
reporting indicators, such as development activity and affordable housing; and participating in
performance and monitoring committees.

6. Ridesharing

e TransLink has expressed an interest in consulting with the Province on the integration of ridesharing
with the regional transportation system.

e The Province will reach out to TransLink in September as part of its policy consultation process.

The Province committed to address the taxi industry’s long standing concerns with the current regulatory
framework and respond to increased consumer demand for ridesharing services. On July 19, 2018 the
Hara Report was released and Minister Trevena announced changes to immediately increase the supply of
taxis in the Province by 15 per cent and pave the way for ridesharing by fall 2019.

On August 9, 2018, TRAN received a submission on ridesharing from TransLink’s Regional Transportation
Advisory Committee. The report also highlighted a strong regional interest and role in of these services and

Page 3 of 4



CLIFF #240754

Rggd Minisuyof

BRITISH Municipal AH‘:lirS
COLUMBIA ' and Housing

an interest in further discussions with TRAN on the topic. TRAN plans on consult with TransLink on policy
by the end of September.

7. Low-Carbon Fleet Strategy, Environmental Approach

e TransLink is conducting electric bus trials as part of its commitment to develop a Low-Carbon Fleet
Strategy to reduce emissions from transit vehicles across the region.

TransLink’s Phase One Investment Plan included a commitment to develop a Low-Carbon Fleet Strategy to
reduce emissions from transit vehicles across the region. To facilitate this shift, TransLink has planned a
two-and-a-half year study to test four electric-battery buses, beginning in 2019.s.13; s.17

5.13; 8.17

TransLink also announced the arrival of the first of 106 new compressed natural gas (CNG) buses in May
2018. With the new CNG buses, more than half of TransLink’s fleet will use cleaner technology, with 262

electric trolleys, 252 CNG and 252 hybrid diesel buses.s.13; s.16
s.13; 5.16

8. Future Vancouver and Surrey Developments

e UBC will continue to pursue rapid transit throughout 2018 and 2019, for inclusion in the RTS.

e TransLink is briefing City of Surrey municipal candidates on the effects of cancelling SNG LRT, should a
future city council attempt to do so.

In April, 2018, UBC’s Board of Governors passed a motion to pursue rapid transit to UBC. The motion
included a commitment to explore UBC'’s contribution, such as: providing land for stations; collecting
charges from developers; or providing a financial contribution through an extra transit levy. UBC wants to
ensure that rapid transit to campus is included in the updated RTS, and it will continue to pursue the issue
through 2018/2019.

s.13; 5.16

With the pending municipal elections, candidates and some members of the public in Surrey are criticizing
the SNG LRT project, as well as the decision to build the project prior to a Surrey-to-Langley rapid transit
line. At least one mayoral candidate has publicly stated that he would abandon SNG LRT if elected.

TransLink is briefing Surrey municipal candidates on the effects of cancelling the SNG LRT project. 5-13

- - all e B L T SR [ D e I L B
s.13
PREPARED BY: APPROVED BY: DATE APPROVED:
Stephen Harrison, Policy Analyst Kevin Volk, ADM
Community Policy and Legislation Branch Community & Legislative Services Division September 19, 2018

(778) 698-9368
Jacqueline Dawes, Deputy Minister September 19, 2018
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BRIEFING NOTE FOR INFORMATION

Date: April 3,2019

Prepared For: Honourable Selina Robinson, Minister of Municipal Affairs and Housing

Title: Affordable Housing Commitments Along the Broadway Line

Issue: The Province is making a significant investment in the construction of the Broadway

Subway. As part of this funding commitment, the Province is working with TransLink and
the City of Vancouver on the development of affordable housing along the proposed line.

Meeting With: Kennedy Stewart, Mayor, City of Vancouver on April 4, 2019

KEY MESSAGES:

¢ Transportation costs can take up a significant portion of a household’s income, and living near
transit can reduce those costs and make life more affordable.

e We are committed to working with local governments to support the construction of housing
that people can afford near transit corridors.

* Anincrease in density along transit lines gives people more opportunities to use transit,
reducing the number of cars on our roads, and allowing people to spend less time commuting,
and more time with their friends and family.

e As part of our commitment to fund 40% of the capital costs of the Mayors’ Council’s 10-Year
Vision, we are working with TransLink and the City of Vancouver to increase affordable housing
options and density along the Broadway Subway line.

e The Broadway Subway will provide opportunities for new transit-oriented development and
affordable housing in Vancouver and Surrey.

e We are working closely to implement the Supportive Policy Agreement between TransLink and
the City to facilitate transit-oriented development, density and affordable housing along the
Broadway corridor, and avoid displacement of existing residents.

BACKGROUND:
Funding

Phase Two of the Mayors’ Council Ten-Year Vision includes building the Broadway Subway to bring
SkyTrain from VCC-Clark to Broadway and Arbutus. The Broadway Subway, with an estimated budget of
$2.83 billion will be funded and delivered by the Government of B.C., with contributions from the
Government of Canada and the City of Vancouver. The project will be delivered under the Community
Benefits Agreement. The funding breakdown for Phase Two is:

¢ Government of Canada: $888.4 million
e Government of British Columbia: $1.82 billion

e (City of Vancouver: $99.8 million (in-kind land contribution)

Additional funding of $17 million was provided towards the full project cost under Phase One of the Vision.
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As part of the Province’s $1.82 billion investment in the Broadway Subway, the Province is working with
TransLink and the City of Vancouver on the development of affordable housing along the proposed line as
part of a ‘Supportive Policies Agreement’ (SPA) between TransLink and the City.

Project Development

Arequest for qualifications (RFQ) was issued in February 2019 and will close in April 2019. The Ministry of
Transportation and Infrastructure will then select up to three respondent teams to participate in the
subsequent phase of the competitive selection process, which is the request for proposal (RFP) stage.
Construction is expected to begin in 2020 with service commencing in 2025.

Early work on the project started in mid-February to prepare for subway construction starting in 2020.
Current activities involve installing trolley wire poles and upgrading intersection signals and lampposts on
routes adjacent to the corridor. This work will enable future trolley bus detours and keep people moving
during construction of the Broadway Subway.

The Broadway Plan

In March, 2019, the City of Vancouver announced a public engagement strategy, called the Broadway Plan,
to allow the city to develop transportation and land-use strategies around the Broadway Subway, including
housing and transit needs.

The engagement process included a series of five open houses between March 7 and March 14, 2019, and
an online survey that invited public involvement in planning for the Broadway corridor.

The City of Vancouver’s key goals for the Broadway Area Plan include:

o Expand affordable housing opportunities (social housing, market and below-market rental) close
to transit and jobs to accommodate the growing demand for rental housing in the city’s core while
preserving and reinvesting in the existing older affordable market rental housing and minimizing
displacement of existing residents.

o Increase the amount of job space within Central Broadway to meet long-term city, regional and
provincial economic development objectives.

o Enhance commercial shopping streets and local business opportunities.

o Improve the transportation network, public realm and gathering opportunities to increase
mobility and connectivity and establish Broadway as a vital place to live, work and visit.

o Secure additional public benefits and amenities to support new growth and improve livability.

o Become aleading example of zero-emissions buildings and vehicles to reduce carbon emissions
and improve air quality.

The Broadway Area Plan is expected to be completed for Vancouver city council’s consideration by late
2020.

DISCUSSION:
Supportive Policies Agreement

The Province is working with TransLink and the City of Vancouver to ensure that adequate and timely
measures to promote densification and affordable housing occur along Broadway corridor. TransLink has
adopted a ‘Supportive Policies Agreement’ (SPA) with the City, which commits them to a range of
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measurable outcomes. The Province is playing a key role in implementing this agreement, by jointly
developing annual reporting on indicators such as:

e Population growth;

e Employment growth;

e Development activity;

e Zoned housing capacity; and

e Affordable housing.

The SPA includes the establishment of an Affordable Housing Strategy (AHS). As part of the Broadway
Planning, the City will develop and adopt, in the context of the City’s Housing Vancouver Strategy, an AHS
for the Broadway Corridor, which will outline affordable housing targets by location, housing type, target
income and tenure. The City will collaborate with TransLink and the Province on the development of the
Affordable Housing Strategy, which will be completed by the end of 2021.

TransLink will collaborate with the City and the Province on the development of the AHS and will
contribute technical information and analysis to the planning process as available and as appropriate.

SPA monitoring and performance committee meetings for the Broadway Subway will continue throughout
2019. There will also be a new SPA for the proposed SkyTrain along Fraser Highway project, which will
include affordable housing and density sections that will be monitored by the Province, comparable to the
process being followed on the Broadway Subway.

Broadway Extension to UBC

Vancouver is advocating for SkyTrain from Arbutus to UBC. Preliminary cost estimates range frons-12; s.13; s.17
§.12; Funding commitments from federal, provincial and regional governments would be required betore

a project could proceed. The City of Vancouver, the Mayors’ Council and the TransLink Board of Directors

have endorsed a SkyTrain Millennium Line extension from Arbutus Street to UBC as the technology basis to

advance to the next stage of project development for Rail to UBC, including development of alternative

concept designs and preliminary business case inputs. The construction of rail to UBC is outside of the Ten

Year Vision.

PREPARED BY: APPROVED BY: DATE APPROVED:
Kate Mukasa, Manager David Curtis, Assistant Deputy Minister & EFO
Community Policy and Legislation Branch Community and Management Services Division April 3, 2019

(778) 698-9368
Kathryn Krishna, Deputy Minister April 3, 2019

Page 3 of 3



CLIFF # 245672

~ Ministry of

BRITISH Municipal Affairs

COLUMBIA ' and Housing

BULLETS

Date: April 11, 2019

Prepared For: Honourable Selina Robinson, Minister of Municipal Affairs and Housing

Topic: Regional Transportation Strategy Engagement

Meeting With: Metro Vancouver Board Members on April 15, 2019,

SUMMARY:

Our government continues to work with all partners to make sure the plans that will shape
future transportation and development in Metro Vancouver benefit the region as a whole.

We remain committed to funding 40% of the capital costs of the Mayors’ Council Ten-Year
Vision that includes important infrastructure projects, bus and HandyDART service
improvements and provision for affordable housing along new transit lines.

We realise there is still much work to be done as demand for transit is only going to grow. That
is why we are excited to work with the region on the long term transit and transportation
priorities that will make life better for people living and working in the Lower Mainland.

I invite Metro Vancouver to join a coordinating committee with myself, Parliamentary Secretary
Bowinn Ma, and the Chair of the Mayor’s Council to engage meaningfully on development of the
Regional Transportation Strategy.

o S-13;8.16

BACKGROUND:

TransLink is legislated to prepare a Regional Transportation Strategy (RTS) every five years that sets out a
30-year plan for transit and transportation in the region. The RTS will take 15 to 18 months to complete.
TransLink is required to consult with the Province as part of the RTS development process, which will
ensure that provincial priorities are captured in both the RTS and in future TransLink 10-year investment
plans.

s.13; 5.16

$.13; 5.16 i Ministry staff are currently working with TransLink to establish a
number of working groups at various levels to feed into the development of the RTS.

s.13; 5.16

s.13;8.16 _ on April 5 the Régional Planhing Committee supported
undertaking a comprehensive update to the RGS.

PREPARED BY: APPROVED BY: DATE APPROVED:
Kate Mukasa, Manager, Priority Projects and Policy David Curtis, Assistant Deputy Minister & EFO
Community Policy and Legislation Branch Community and Management Services Division

(250) 361-6839

Kaye Krishna, Deputy Minister
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Date:

BULLETS
May 29,2019

Prepared For: Kaye Krishna, Deputy Minister, Ministry of Municipal Affairs and Housing

Topic:

TransLink Current Issues

Meeting With: Kevin Desmond, CEO, TransLink on June 4, 2019

Top Issues this month:

Ao

Regional Transportation Strategy
Phase Three Funding

SFU Gondola

Broadway Planning Process - Housing
Ride Hailing

1. Regional Transportation Strategy (RTS)

Key Facts:

The Province is committed to being an active participant and partner in the development of the RTS
to ensure we are working towards mutually beneficial objectives.

Staff at MAH, MOTI, Metro Vancouver and TransLink have been establishing levels of engagement
with the RTS. The first meeting of the Principals committee with Minister Selina Robinson,
Parliamentary Secretary Bowinn Ma, Mayors’ Council Chair Jonathan Coté, and, Metro Vancouver
Regional District Chair Sav Dhaliwal is being scheduled for late June (date TBC).

An Executive Committee members (ADMs and Executives) meeting will take place 10-14 days in
advance of the initial meeting.

The first Project Management Committee meeting will take place on June 4th.

Ministry staff are partnering with TransLink and Metro Vancouver on the first stakeholder
engagement session on June 4t and will be presenting provincial priorities.

2. Phase Three Funding

s.13; 5.16; s.17
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s.13; 5.16; s.17

e TransLink is working toward a final investment plan for Phase Three by summer 2020.
3. SFU Gondola
Key Facts:

e A City of Burnaby staff report was presented to council on Monday, May 27th. Council endorsed the
motion and next steps include public consultation on the project. If public supportis received and
the business case holds, senior governments could be looked at to confirm their share of funding.

e TransLink has indicated that they will be bringing the City of Burnaby motion to Mayors’ Council in
June for directions.13; s.17

e Currently, the Gondola project is outside of any federal funding program and not included in Phase
Three of the Ten-Year Vision.

e 5-13;5.16;s.17

4. Broadway Planning Process
Key Facts:

e The City of Vancouver’s land use planning process for the project corridor will be complete in
December 2020. An initial public consultation was completed on April 7, 2019; additional public
engagement opportunities will take place in mid-2019 and early 2020.

e The Supportive Policies Agreement between Translink and Vancouver identifies that an Affordable
Housing Strategy for the Corridor will be developed with the Province. s-13;5.16
s.13; 5.16 _ _ _ - -
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s.13; 5.16

5. Ride hailing

Key Facts:

e TransLink will be meeting with Ministry of Transportation and Infrastructure staff in the next 2-3
weeks on regulations regarding ride hailing. Ministry staff will be dialing into the meeting.

PREPARED BY: APPROVED BY: DATE APPROVED:

Kate Mukasa, Manager, Priority Projects and Policy
Community Policy and Legislation Branch David Curtis, Assistant Deputy Minister & EFO
(250) 361-6839 Community and Management Services Division May 29,2019
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BULLETS
Date: May 10, 2019
Prepared For: Kathryn Krishna, Deputy Minister of Municipal Affairs and Housing
Topic: Housing Affordability Along the Broadway Line
SUGGESTED RESPONSE:

e As part of our commitment to fund 40% of the capital costs of the Mayors’ Council’s 10-Year
Vision, we are working with TransLink and the mayors to increase affordable housing options
and density along rapid transit lines; this was part of our 30-Point Housing Plan.

* Anincrease in density along transit lines gives people more opportunities to use transit,
reducing the number of cars on our roads, and allowing people to spend less time commuting,
and more time with their friends and family.

¢ The Broadway Subway and Surrey to Langley SkyTrain will provide opportunities for new
transit-oriented development and affordable housing in Vancouver and Surrey.

DISCUSSION:

The Province has been engaging with TransLink and the City of Vancouver as part of a Monitoring
Committee overseeing the Supportive Policies Agreement (SPA) between the city and TransLink.

The SPA, signed in June, 2018, commits the city to a range of measurable outcomes and the Province is
meant to play a key role in implementing these agreements, by jointly developing annual reporting on
indicators such as:

. Population growth;

. Employment growth;

. Development activity;

. Zoned housing capacity; and,
. Affordable housing.

The SPA references several action points related to affordable housing including an Affordability Strategy
in which the city commits to “...collaborate with TransLink and the Province on the development of the
Affordable Housing Strategy.” (see attachment). The SPA also notes that the Affordable Housing Strategy
“..will be initiated in 2018 and completed by the end of 2021.”

s.13; 5.16
PREPARED BY: APPROVED BY: DATE APPROVED:
Kate Mukasa, Manager David Curtis, Assistant Deputy Minister & EFO
Community Policy and Legislation Branch Community and Management Services Division

(778) 698-9368
Kathryn Krishna, Deputy Minister

Page 1 0f 2



CLIFF #246298

Rgg Minisuyof

BRITISH Municipal Affairs
COLUMBIA ' and Housing

Attachment: Supportive Policies Agreement Millennium Line Broadway Extension Project: Affordable Housing
Excerpts

5.1 Land Use Plans (page 8)

(a) The City will prepare and adopt the following Land Use Plans by the dates set out beside each
Land Use Plan below, each of which will incorporate land uses and densities supportive of rapid
transit and that meet the objectives of the Regional Growth Strategy:

(1) City Core 2050 — initiate in 2018, complete by the end of 2021;

(1) Broadway Planning — initiate in 2018, complete by the end of 2021;

(ili)  Vancouver Employment Lands Study — initiate in 2018, complete by the end of 2019;
(collectively, the “Land Use Plans”).

(b) As a component of each Land Use Plan and upon the same timeline as set out for each
respective Land Use Plan, the City will prepare forecasts for population, number of dwelling
units and employment for the years 2025, 2030, 2035, 2040 and 2045 for:

(1) the area within 400 metres in any direction of the MLBE Corridor;
(1) the area within 800 metres in any direction of the MLBE Corridor; and
(iii)  traffic zones used in the March 2018 Project business case transit ridership modelling.

6.1 Affordable Housing Strategy (page 9)

a) As part of Broadway Planning, the City will develop and adopt, in the context of the City’s Housing
Vancouver Strategy, an affordable housing strategy (“Affordable Housing Strategy”) for the MLBE
Corridor, which will outline affordable housing targets by location, housing type, target income and tenure.

b) The City will collaborate with TransLink and the Province on the development of the Affordable Housing
Strategy, which will be initiated in 2018 and completed by the end of 2021.

c) TransLink will collaborate with the City and the Province on the development of the Affordable Housing
Strategy and will contribute technical information and analysis to the planning process as available and as
appropriate.

6.2 Existing Affordable Housing Stock (page 9)

The City will determine approaches to preserving and/or replacing existing housing stock and evaluate whether
existing by-laws such as the Rental Housing Stock ODP and zoning need to be augmented. The City will also
work with the Province to identify areas of overlap and potential partnerships in order to preserve the existing
stock and to mitigate the impact of tenant displacement (e.g. RTA provisions, applicability of new rental only
legislation). This work will be initiated in 2018, with a target completion by the end of 2021.

6.3 Purpose-Built Rental Housing (page 9)

As part of the Affordable Housing Strategy, the City will create additional programs/policies to incentivize purpose-
built rental housing (for example, by providing additional density for purpose-built rental-housing and
endeavouring to leverage recently announced provincial rental-only zoning powers for local government). This
work will be initiated in 2018, with a target completion by the end of 2021.

6.4 Non-Market Housing (page 10)

As part of the Affordable Housing Strategy, the City will determine how many units of social housing will be
targeted in the MLBE Corridor and whether such non-market housing is to be financed by developer contributions,
partner contributions, and/or City contributions. This work will be initiated in 2018, with a target completion by the
end of 2021.
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BRIEFING NOTE FOR INFORMATION

Date: June 11, 2019

Prepared For: Honourable Selina Robinson, Minister of Municipal Affairs and Housing
Title: TransLink Board Members Potential Topics

Meeting: TransLink Board of Directors on June 18, 2019:

e Murray Dinwoodie
* Andy Ross

BACKGROUND:

TransLink is governed by a Mayors’ Council and an independent Board of Directors. The Board meets four
times a year on matters relating to TransLink’s mandate and responsibilities.

Minister Selina Robinson and Deputy Minister Krishna will meet with the two government appointed
Board members on June 14, 2019 in advance of the Board’s second quarter meeting on June 19, 2019.

DISCUSSION:

The agenda items for TransLink’s June Board meeting of highest relevance to the Province are annotated
below. The full meeting agenda is provided in Appendix 1.

1. Surrey Langley SkyTrain (SLS) Project Update

e TransLink is refreshing the South Fraser Transportation Strategy concurrently with planning for
the SLS to ensure the area’s transit needs are met.

The SLS Project Development Board met on Friday, April 26th. MAH attends in an advisory position.
.13 The next project board
meeting is on Friday, June 14th,

e Public engagement concluded on April 26t and TransLink released the initial results from the
engagement at the Mayors’ Council public meeting on May 23, The engagement received the
second greatest number of responses in the history of TransLink engagements. In Surrey and
Langley, 85% of respondents show support for the proposed project.

e TransLink will be reporting back to the Mayors’ Council in July on the scope, schedule and a cost
estimate for the 16.5 km extension from King George to Langley Centre and will also present an
MOU with Surrey that includes governance, the city’s funding contribution, reimbursement of costs
already spent on the former LRT project and information on the Supportive Policies Agreement
(SPA).

e The new SPA for the SLS project, which has not yet been drafted, will include affordable housing
and density sections that will be monitored by the Province, parallel to the Broadway Subway SPA.

o 513; 5.16; s.17
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e S.13;5.16;s.17

Discussion Point:

¢ Once the Mayors’ Council approves the scope of work in July, TransLink will begin work on a
new business case for the project for senior government approval. TransLink estimates the
business case will be ready for submission in earlv 2020 with approval from senior

governments in March 2020, 5-13; $-16; s.17
s.13; 8.16; .17

2. Broadway Subway Project Update

e The RFP is scheduled to be released on June 24t pending approval. A short list of candidates is
scheduled to be announced June 19t, A MAH DM briefing is scheduled for June 17t

e MOTI will be revealing the new logo for the Broadway Subway Project during the Mainstreet Car
Free Festival in Vancouver on Sunday, June 16th, 2019. Three area MLAs will attend.

e The City of Vancouver’s Broadway Corridor Plan is planned for completion in December 2020. An
initial public consultation was completed on April 7, 2019; additional public engagement
opportunities will take place in mid-2019 and early 2020.

e The Supportive Policies Agreement between TransLink and Vancouver identifies that an Affordable

Housing Strategy for the Corridor will be developed with the Province.s.13; s.16
s.13; 5.16
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s.13; 5.16

3. Transit Fare Review Implementation Update

e TransLink received more than 55,000 responses over the first three phases of public consultation
on its fare review and conducted additional technical analysis and modelling.

e OnJune 18, 2018, TransLink launched Phase 4, seeking public comment on a recommended
approach. Recommendations include short-term actions that TransLink could implement within
one to two years:

o Charging customers based on the number of kilometres they travel between SkyTrain
and/or SeaBus stations;

o Maintaining flat, system-wide bus and HandyDART fares;
o Maintaining premium and zZone-based pricing for West Coast Express; and
o Maintaining existing off-peak and age-based discounts and the 90-minute transfer window.

e The Transit Fare Review advanced a series of key recommendations across five components of the
fare system and the Mayors’ Council endorsed these final recommendations at its public meeting on
July 24, 2018.

¢ TransLink’s Fare Review also includes a recommendation to expand discounts for youth and the
45,000 low-income transit users who are currently ineligible for any discount. TransLink has said
publicly that expanded discounts would require funding from the Province.

e On April 24, 2019 the Mayors’ Council received and endorsed a TransLink report that recommends
expanding discounts to low-income residents, children and youth on the basis that the
Province pays for the additional costs.

¢ TransLink estimates the cost to provide free transit to youth (5-18) is $40 million - $50 million and
$25 million - $40 million for low-income persons.

e TransLink has had discussions with Minister Shane Simpson and SDPR staff to include expanded
transit discounts as part of the Poverty Reduction Strategy.$-13; $-17
s.13; 5.17
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o $13

4. Transport 2050 (RTS) Update

TransLink is developing Metro Vancouver’s new Regional Transportation Strategy (RTS) called,
"Transport 2050," to be complete by late 2020.

The initial planning process includes consultation with the Province, local governments, the public
and other stakeholders. The Phase 1 engagement period started in May and ends in September
2019.

The Province is participating in the RTS process through a “Principals Forum” with Minister
Robinson, Parliamentary Secretary Ma and the chairs of the TransLink Board of Directors, Mayors’
Council and Metro Vancouver to ensure provincial housing and planning objectives are integrated.

Staff are working on developing briefing materials for the Executive Committee and first principals
meeting anticipated for late June. Materials will include a Terms of Reference, organizational
structure and potential scope.

Ministry staff are working with TransLink to establish several other working groups at various
levels to feed into the development of the RTS, including a Project Management Committee, an
Executive Committee and the Regional Agency Advisory Group (RAAG). The first meeting of the
Project Management Committee was held on Tuesday, June 4t following the RTS stakeholder
session.

TransLink and Metro Vancouver partnered on a key stakeholder kick-off event to launch Transport
2050 engagement on June 4, 2019. Ministry staff delivered a presentation to outline some of the
existing provincial initiatives that the B.C. government would like to see reflected in a new RTS.

RAAG participants include provincial representatives from MAH, MOT]I, the Ministry of
Environment (ENV) and the Ministry of Jobs, Trade and Technology (JTT).

Although not on the agenda, additional potential topics for discussion could include:

5.5.13

s.13; 5.16; s.17
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e S5.13;8.16;s.17

e 5.13
6. Burnaby Mountain Urban Transit Gondola

e A City of Burnaby staff report was presented to council on Monday, May 27t%. Council endorsed the
motion and next steps include public consultation on the project. If public support is received and
the business case holds, senior governments could be lobbied to confirm their share of funding.

¢ TransLink has indicated that they will be bringing the City of Burnaby motion to the Mayors’

Council in June for direction,s-13; s.17
s.13;5.17

Currently, the Gondola project to Simon Fraser University is outside of any federal funding program
and is not included in Phase Three of the Ten-Year Vision.

e S.13;s5.16;s.17

Attachments:

1. Public Board Agenda Items

PREPARED BY: APPROVED BY: DATE APPROVED:
Vanessa Day, Senior Policy Analyst

Community Policy and Legislation Branch David Curtis, Assistant Deputy Minister & EFO

778 698-3367 Community and Management Services Division June 11, 2019

Kaye Krishna, Deputy Minister
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10.
11.
12,
13.
14.

ATTACHMENT 1: Public Board Agenda Items

Treasury Resolutions and Financial Risk Management Policies Update

Major Capital Projects Status Update (individual reports)

1. Pattullo Bridge Condition Monitoring Report

2 Surrey Langley SkyTrain Project Update

3. Broadway Subway Project Update

4 Expo Millennium Upgrade Program (EMUP) Status Update

Independent Transit Service Application - Cypress Village Shuttle (2019)
Independent Transit Service Application - Steveston Tourist Shuttle Service (2019)
HandyDART Users’ Advisory Committee Membership Appointments

Universal Faregate Access Program and HandyDart Appeals Process

Transit Fare Review Implementation Update

Regional Parking Study Findings

Transit Service Partnerships

South of Fraser Rapid Transit Public Engagement Update

Transport 2050 Update

Regional Transportation Strategy: Regional Long-Range Growth and Transportation Scenarios
Annual Subsidiary Compliance Review

Review of Board Governance Manual and Articles
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BRIEFING NOTE FOR INFORMATION

Date: June 21, 2019

Prepared For: Kathryn Krishna, Deputy Minister of Municipal Affairs and Housing

Title: Housing-Related Policies and Initiatives for Broadway Corridor

Issue: Transportation and land-use strategies for transit-oriented development and affordable

housing along the proposed Broadway Subway Line.

BACKGROUND:

Phase Two of the Mayors’ Council Ten-Year Vision includes building the Broadway Subway extension of
SkyTrain’s Millennium Line from VCC-Clark Station to a new terminus at Broadway and Arbutus Street. It is
expected that construction on the 5.7-kilometre Broadway Subway project will commence in 2020 and
open in 2025.

To ensure the Broadway Subway Project met provincial expectations for affordable housing, in 2018 the
Province worked with TransLink and the City of Vancouver (City) to be added as a participant to the
monitoring committees in a Supportive Policies Agreement (SPA). The Province was not a signatory to the
agreementss.13 A N . . A

5.13 In addition, the City is leading the Broadway
Subway Plan to help develop a transportation and land-use strategy around the Broadway Subway,
including housing and transit needs. The plan is expected to be completed for Vancouver City Council’s
consideration by late 2020.

DISCUSSION:

The Province’s 30-Point Housing Plan includes a goal to increase density and affordable housing around
TransLink stations. It is a priority for the Province to facilitate transit-oriented development, density and
affordable housing along new rapid transit lines while avoiding displacement of existing residents. The
following work by the Province, the City and TransLink is currently underway to ensure progress and
accountability on key performance indicators for density and affordable housing are being met.

s.13; 5.16
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s.13; 5.16

Housing Vancouver Strategy, Broadway Plan and other City of Vancouver Initiatives

Adopted in November 2017, Housing Vancouver is the City’s 10-year strategy for addressing Vancouver’s
housing affordability crisis to 2027. The comprehensive city-wide initiative aims to retain existing
affordable housing and facilitate the construction of new affordable housing affordable to local incomes.

Stabilizing land values along the Broadway corridor to prioritize the retention of existing affordable rental
housing is one of the priority actions in the Housing Vancouver strategy. Specific strategies that may be
applied along the Broadway Corridor include:

¢ Rental unit replacement requirements;

¢ Rental only-zoning;

e Density bonuses/rezoning/inclusionary zoning;

e Land sales and below market rates; and

e Community Amenity Contribution requirements during up-zoning.
In March 2019, the City launched a two-year planning process for Broadway as one action to facilitate
implementation of the Housing Vancouver Strategy. The Broadway Plan will be specific to the area of
Broadway between Clark Drive and Vine. It will focus on the integration of housing with future rapid

transit stations along the Broadway Corridor. Among other goals, the Broadway Plan aims to address the
need for deepening housing affordability and minimizing the displacement of existing tenants.

There are three City housing policy initiatives currently underway as part of the Housing Vancouver

Strategy that will overlap with the Broadway Plan. These are:
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¢ Enhanced Tenant Relocation and Protection Policy (TRPP)

o The TRPP protects tenants by mitigating the impacts of displacement results from
redevelopment activity.

o Approved: June 2019
o Review of Rental Housing Incentive Programs

o The City has a number of rental incentive programs to encourage the development of new
market rental housing, created in response to the severe shortage of rental housing and
extremely low vacancy rates.

o Anticipated Completion: 2019

* Affordable Housing and Community Spaces Incentive Program (AHCSIP)

o The purpose of this program is to support non-profit societies including housing operators,
societies, and places of worship to develop affordable housing.

o Anticipated Completion: 2020
Supportive Policy Agreement

In June 2018 the City of Vancouver and TransLink signed a Supportive Policies Agreement (SPA) with
respect to the Broadway Subway Project.

The SPA identifies principles to guide transit-oriented development along the Broadway Corridor and
identifies a range of measurable outcomes. The Province has been engaging with TransLink and the City as
part of a Monitoring Committee overseeing the SPA and is meant to play a key role in implementing the SPA
by jointly developing annual reporting on indicators such as:

e Population growth;

e Employment growth;

e Development activity;

e Zoned housing capacity; and

e Affordable housing.

Under the SPA, the City committed to determining approaches to preserve and/or replace existing housing
stock and evaluating whether existing by-laws such as the Rental Housing Stock Official Development Plan
(ODP) and zoning need to be augmented. The SPA states that it is the City’s responsibility and mandate to
develop and approve land use plans and housing policies, deferring the creation of targets to future
planning work while working with the Province to create additional programs and policies to incentivize
purpose-built rental housing.

Furthermore, the SPA includes the establishment of an Affordable Housing Strategy. As part of Broadway
planning, the City will develop and adopt, in the context of the City’s Housing Vancouver Strategy, an
Affordable Housing Strategy for the Broadway Corridor, which will outline affordable housing targets by
location, housing type, target income and tenure. The SPA states that the City will collaborate with
TransLink and the Province on the development of the Affordable Housing Strategy, which is scheduled to
be complete by the end of 2021.5.13; s.16

s.13; 5.16
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FINANCIAL IMPLICATIONS:

e None

PREPARED BY: APPROVED BY: DATE APPROVED:
Vanessa Day, Senior Policy Analyst David Curtis, Assistant Deputy Minister & EFO

Community Policy and Legislation Branch Community and Management Services Division

(778) 698-3367
Kathryn Krishna, Deputy Minister
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BRIEFING NOTE FOR INFORMATION

Date: June 25,2019

Prepared For: Honourable Selina Robinson, Minister of Municipal Affairs and Housing
Title: Surrey Langley SkyTrain business case update

Issue: 5.13;5.16

BACKGROUND:

TransLink presented an update of the Surrey Langley SkyTrain (SLS) business case to the SLS Project Board
on June 21, 2019. The presentation included three possible scenarios for extending SkyTrain from King
George Station to Langley City Centre:

s.13; 5.16; s.17

DISCUSSION:

s.13; 5.16; s.17

TransLink is developing a Supportive Policies Agreement (SPA) with the City of Surrey for the SLS. The SPA
will include affordable housing goals and other project objectives to be developed and monitored by the

Surrey, TransLink and the Province; Surrey has already started land use planning for the project corridor. If
s.13; 5.16

The Mayors’ Council will review the proposed SLS scenario at its July 2019 meeting. If the Mayors’ Council
directs TransLink to complete the development of an SLS business case, TransLink will continue work on
the SLS and its South of Fraser rapid transit strategy.

s.13; 5.16; s.17

Attachments:
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1. Implementation Scenarios Summary

PREPARED BY:

Stephen Harrison, Senior Policy Analyst
Community Policy and Legislation Branch
(778) 698-9368

APPROVED BY:

David Curtis, ADM
Community and Management Services

Kathryn Krishna, Deputy Minister

CLIFF #247615

DATE APPROVED:
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Date:

BULLETS
June 26, 2019

Prepared For: Kaye Krishna, Deputy Minister, Ministry of Municipal Affairs and Housing

Topic: TransLink Current Issues

Meeting With: Kevin Desmond, CEO, TransLink on June 28, 2019

Top Issues this month:

Ao

Regional Transportation Strategy
Surrey Langley SkyTrain

CleanBC

Broadway Planning Process - Housing
Ride-hailing

1. Regional Transportation Strategy (RTS)

The Province is committed to being an active participant and partner in the development of the RTS
to ensure we are working towards mutually beneficial objectives.

The next meeting of the C-Suite committee is being scheduled for the week of July 8th, with DM Kaye
Krishna, CEO Kevin Desmond and CAO Carol Mason.

The first meeting of the Policy-Makers Coordinating Forum with Minister Selina Robinson,
Parliamentary Secretary Bowinn Ma, Mayors’ Council Chair Jonathan Coté and Metro Vancouver
Regional District Chair Sav Dhaliwal is July 18.

Executive Committee members (ADMs and Executives) met on June 18t to review initial drafts of
materials for both meetings.

TransLink is hosting a Joint Vision, Goals and Objectives Workshop for the Project Management
Committee on July 4th. The workshop is designed to arrive at a shared vision and set of principles
that reflect the aspirations of TransLink, Metro Vancouver and the Provinces.13; s.16

s.13; 8.16 -

]

2. Surrey Langley SkyTrain (SLS)

TransLink presented an update on the SLS business case to the SLS Project Board on June 21, 2019,
including three possible scenarios for advancing the project:s.13; .16
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e The Mayors’ Council will review the proposed SLS scenario at its July 2019 meeting. If the Mayors’
Council directs TransLink to complete the development of an SLS business case, TransLink will
continue work on the SLS and its South of Fraser rapid transit strategy.

o 5-13;5.16;5.17

¢ TransLink is developing a Supportive Policies Agreement (SPA) with the City of Surrey for the SLS.
If the project extends to Langley, TransLink will develop additional SPAs.

3. Clean BC

e 5.13

4. Broadway Subway Planning Process

e The City of Vancouver’s land use planning process for the project corridor will be complete in
December 2020. An initial public consultation was completed on April 7, 2019; additional public
engagement opportunities will take place in mid-2019 and early 2020.

e The SPA between TransLink and Vancouver identifies that an Affordable Housing Strategy for the
Corridor will be developed with the Province. TransLink has scheduled a meeting on July 9t to
discuss.

e S-13;8.16
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e The shortlist for the RFP for the Broadway Subway project was released on June 24th.
5. Ride hailing

e OnJune 17th, provincial staff (MOTI and MAH) spoke with an informal working group consisting of
staff from TransLink, the City of Surrey, City of Vancouver, the Vancouver Airport Authority and
UBC. The group recommended providing local governments with access to data and the ability to
charge per trip fees.

e TransLink met with MOTI and MAH staff on June 24t regarding ride-hailing regulations. No major
concerns were raised with the proposed regulatory framework.

e The Province may establish regional working groups to assist in the implementation of the new
ride-hailing framework once the regulations are made public. TransLink has offered to help facilitate
local government consultations in Metro Vancouver.

PREPARED BY: APPROVED BY: DATE APPROVED:
Stephen Harrison, Senior Policy Analyst

Community Policy and Legislation Branch David Curtis, Assistant Deputy Minister & EFO

(778) 698-9368 Community and Management Services Division
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BRIEFING NOTE FOR INFORMATION

Date: June 27,2019

Prepared For: Kaye Krishna, Deputy Minister, Ministry of Municipal Affairs and Housing

Title: Transportation 2050 Vision, Goals and Objectives Workshop

Issue: July 4% Workshop hosted by TransLink and Metro Vancouver to begin drafting the shared

vision and goals for the Regional Transportation Strategy, “Transport 2050”.

BACKGROUND:

On July 4, 2019, TransLink is hosting the first of a series of workshops over the summer to support the
development of the “Transport 2050” Regional Transportation Strategy (RTS). The Province (MAH and
MOTI) and Metro Vancouver will be in attendance. (Refer to Attachment 1 for agenda).

The purpose of the workshop is in part to meet requirements set out in TransLink’s legislation to update its
RTS every five years, and in doing so must consider:

(a) Regional land use objectives,

(b) Provincial and regional environmental objectives, including air quality and greenhouse gas
emission reduction objectives

(c) Anticipated population growth in, and economic development of, the transportation service
region; and

(d) Provincial transportation and economic objectives.

The workshop is also in partnership with Metro Vancouver, as the two agencies are jointly developing a
vision, values, and goals both for the RTS and the update to Metro Vancouver’s Regional Growth Strategy
(RGS). TransLink is also considered an “affected local government” in the RGS, and must adopt any
amendments made to it.

The workshop will draw on the existing RTS strategic framework (see attachment “RTS Strategic
Framework 2013); consideration of what other jurisdictions are doing and be informed by early learnings
from the Phase 1 engagement on the public’s values and vision for the region (see attachment “Background

Information Package”).s-13
s.13

DISCUSSION:

The workshop is designed to provide for initial discussions on a shared vision and set of principles that

reflect the aspirations of TransLink, Metro Vancouver and the Province; s.13
s.13

A background information package is attached which includes preliminary results of the 11,000 completed
surveys obtained to date as part of the Phase 1 engagement and Metro Vancouver and Provincial strategic
initiatives. The Ministry has shared public provincial documents such as MSR and MCT mandate letters;
CleanBC; and the 30-Point Housing Plan. TransLink has also sourced Government’s Strategic Plan; the
Budget Plan; and the Speech from the Throne as inputs for consideration.
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s.13

These principles would frame the provincial interest in the RTS and RGS. They align with the 2013 RTS
principles which will be reviewed at the workshop, which state that TransLink is committed to advancing
transportation solutions as in the table below.

2013 Regional Transportation Strategy Principles

s TransLink and its regional partners will take a performance-based approach in planning.
driven

2. Seamless Users have a right to expect that the system will be managed seamlessly, efficiently and
responsibly.

3. Resilient Will recognize our vulnerability to forces beyond our control and seek out and prioritize
solutions that best prepare us for a range of possible futures.

el Initiatives will be mindful of other needs and regional priorities. Investment plans will be
designed so that they can be implemented in a timely way and have public support for both
the level and sources of funding.

Metro Vancouver’s vision and goals from the region’s Affordable Housing Strategy were also included in the
background materials for discussion, and also align as in the table below.

Metro Vancouver’s Affordable Housing Strategy:

Vision A diverse and affordable housing supply that meets the needs of current and future regional
residents.
Goals 1. Expand the supply and diversity of housing to meet a variety of needs.

2. Expand the rental supply and balance preservation of existing stock with redevelopment
while supporting existing tenants

3. Meet housing demand estimates for very low and low income earners
4. Increase the rental housing supply along the Frequent Transit Network
5. End homelessness in the region
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s.13; 5.16

Attachments:

Workshop Agenda

RTS Strategic Framework 2013-Excerpt with Principles

Excerpt from the current Regional Transportation Strategy Strategic Framework, adopted in 2013.
Inventory of Themes in Selected Regional Strategies

Vision Statements in Regional Strategies

Visioning Workshop Background Information Package

UL W

PREPARED BY: APPROVED BY: DATE APPROVED:
Vanessa Day, Senior Policy Analyst

Community Policy and Legislation Branch David Curtis, Assistant Deputy Minister

(778) 698-3367 Community and Management Services Division July 1, 2019
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DATE OF MEETING:
LOCATION:

ATTENDEES:

TransLink
Andrew McCurran
Keane Gruending
Fay Thompson
Maria Su

Dan Firth

FACILITATORS:

Ministry of
Municipal Affairs
and Housing

ATTACHMENT 1:

CLIFF #247759

Regional Visioning and Goals Workshop

Meeting Agenda

Thursday July 4th, 2019. 2:00 to 5:00pm

TransLink Sapperton Offices, 287 Nelson’s Court, Rm 407,
New Westminster, BC. (Check-in at 4th floor reception)

Metro Vancouver
Heather McNell
Sean Tynan

Erin Rennie
Raymond Kan

Tony Vi, Saki Aono, Peter Lipscombe, Jason Adle

MEETING OBJECTIVES:

¢ Engage TranslLink, Metro Vancouver and Provincial staff to develop a shared or aligned goals for the next
Regional Transportation Strategy (RTS) and Regional Growth Strategy (RGS)

s.13

AGENDA
Topic
1. Review work
completed to date

2. Goals and
principles

3. Theme

4, Vision

Description
Recap previous workshops

Review direction from the TransLink Board
and context

QOutline process going forward
Brief recap of existing strategies and
engagement results

Identifying gaps in current goals and
principles and develop preliminary list
Development of shortlist of ideas for theme

Organizing goals under various themes
Review of current vision statements from

RGS & RTS

Discussion on developing the vision

Province of BC
Jodi Dong

David Greer
Stephen J Harrison

Information/Engagement
For information

Discussion and
engagement

Discussion and
engagement

Discussion and
Engagement
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Date: April 3, 2019
Prepared For: Kaye Krishna, Deputy Minister, Ministry of Municipal Affairs and Housing
Topic: TransLink current issues

Meeting With: Kevin Desmond, CEO, TransLink on April Sth, 2019

REGIONAL TRANSPORTATION STRATEGY (RTS):

e |tisa priority for the Province to be an active participant and partner in the development of the
RTS to ensure we are working towards mutually beneficial objectives.

e The Province and TransLink are establishing structures for provincial engagement with the RTS,
including a coordinating committee with Minister Selina Robinson, Parliamentary Secretary
Bowinn Ma, Mayors’ Council Chair Jonathan Coté, and, potentially, Metro Vancouver Regional
District Chair Sav Dhaliwal.

Key Message:

e We are excited to work with the region to plan for the next 30 years of transit and development
in Metro Vancouver.

e We realise there is still much work to be done as demand for transit is only going to grow. We
are committed to working with the region on the long term transit and transportation priorities
that make life better for people living and working in Metro Vancouver.

HANDYDART:

e |tisa priority for our government to make sure everyone can access the important services
they depend on, including accessibility to transit.

e We continue to have discussions through the Custom Transit Working Group on how we can
improve HandyDART service, reduce trip denials and ensure that seniors and people with
disabilities get the rides they need.

Key Message:

e TranslLink has a range of funding sources and tools to meet their transit and transportation
needs, which is why we are committed to working with TransLink and the Mayors’ Council to
continue developing effective and fair regional tools so they can fund Metro Vancouver’s transit
system themselves.

MOTOR FUEL TAX:
e The minister committed in June 2018 that the Province would enable TransLink to increase the

motor fuel tax by 1.5 cents per litre with legislation in early 2019.
e S.13;s.16;s.17

Key Message:
e The Mayors asked for help to close their regional funding shortfall, and we committed to
working with them to close that gap.
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FARE DISCOUNTS:
e TranslLink has stated publicly that senior levels of government should provide new funding for
expanded discounts for youth and low-income passengers.
e S.13;s8.17

Key Message:
e 5.13;s.16

PHASE 3 FUNDING:

e TransLink is working on federal and provincial engagement to secure funding for remaining
unfunded projects in the 10-Year Vision.

e Potential funding sources proposed at the March 2019 Mayors’ Council meeting include:
property tax; land value capture; mobility pricing; vehicle registration fees; regional carbon tax;
motor fuel tax; regional sales tax; ride-hailing fees; goods movements fees; hospitality tax; and
a regional sales tax.

e The Province believes that any funding solution in Metro Vancouver, including mobility pricing,
would need to be fair and affordable for everybody.

Key Message:

e Our government is committed to making life more affordable, delivering the services people
count on and building a strong, sustainable and innovative economy that works for everyone.

e Thisincludes partnering with TransLink and the Mayors’ Council to develop lasting, effective
and fair solutions to the region’s transportation needs.

RAIL-VOLUTION:

e |n September, 2019, TransLink will be hosting a four day conference entitled Rail-Volution; a
transportation focused conference that links land use, transit and development.

e Vancouver will be the first host city located outside the United States since the conference first
began 20 years ago.

e Recently, TransLink hosted a breakfast six months ahead of the conference to discuss how best
to leverage the presence of US-based professionals, business leaders and elected officials
visiting the region during the conference. Parliamentary Secretary Bowinn Ma will be a speaker
during the plenary session of the conference.

Key Message:
e We are excited to work with the region on their Regional Transportation Strategy to plan for the

next 30 years of transit and development in Metro Vancouver and these types of conferences are a

great opportunity to engage with likeminded individuals from across North America.

SFU GONDOLA:

e The Mayors’ Council included plans to secure government funding for a Phase Three SFU
gondola project as part of its 2019 work plan. SFU has indicated it will contribute funding.
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e The Mayors’ Council is responsible for approving TransLink’s long-term strategies, major

projects and investment plans.
Key Message:

e We all share the same vision of a sustainable transportation system that serves the needs of the
Metro region.

e |understand you have included plans to secure senior government funding for a Phase Three
gondola project as part of your 2019 work plan and we look forward to hearing more about
those plans.

BROADWAY PLANNING PROCESS:
e The City of Vancouver’s land use planning process for the project corridor will be complete in
December 2020.
e Aninitial public consultation will be complete on April 7, 2019; additional public engagement
opportunities will take place in mid-2019 and early 2020.
Key Message:
e The Broadway Plan is a good example of regional planning for anticipated future transportation
projects and we’re excited to see how this plan will incorporate good land use and provide for
the kind of affordable housing our investment in the Broadway Subway calls for.

SURREY-LANGLEY-SKYTRAIN (SLS):

e TranslLink begins public engagement on the proposed Surrey Langley SkyTrain and rapid transit
planning for the 104th Avenue and King George Boulevard (KGB) corridors on April 8“’, 2019

e |Included in TransLink’s consolation materials are proposed options for the potential technology
options for 104" and KGB, to be funded within the $3.5B envelope. The only option presented
as financially feasible within the $3.5M is a B-Line.

e Surrey council will continue a motion on April 15, 2019 to withhold development applications
along the SLS corridor for eight to ten months to curb speculation.

e Social housing, student housing and below-market affordable housing would be exempt.

Key Message:

¢ We made a significant investment in the Mayors’ 10-Year Vision for the region, which includes
funding for rapid transit in Surrey.

e We will continue to work with the region and the federal government to help the Mayors’
Council deliver on the projects that best meet the transportation needs of Surrey and the entire
region.

e Increasing affordable housing options and density along rapid transit lines is part of our 30-
Point Housing Plan and gives people more opportunities to use transit, which reduces the
number of cars on our roads, and allows people to spend less time commuting and more time
with their friends and family. It is vital that the people have access to affordable housing in
close proximity to any new transit corridors.

NORTH SHORE RAPID TRANSIT STUDY:
e The Ministry of Transportation and Infrastructure is determining a project scope for a provincial
funding contribution to a feasibility study of a rapid transit link between the North Shore and
the Burrard Peninsula.
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e This commitment has not been formalized or made public.
Key Message:
e We understand the value in working with TransLink to ensure the priority projects for the next
phase of investment plans is beneficial for the entire region. We look forward to seeing the
results of the feasibility study and its potential within the context of the RTS.

RIDE-HAILING:
e The Province is working on regulations to bring in a ride-hailing framework for September,
2019.

e The Select Standing Committee on Crown Corporations released a report that mostly aligned
with TransLink’s recommendations, including eliminating boundaries and vehicle caps. The
Province has not made a decision on those recommendations.

e TransLink recommended using variable fees for ride-hailing vehicles that specifically targeted
congestion or incentivized use in particular locations (i.e. a type of mobility pricing); however,
the Committee made no such recommendation.

Key Message:

e The legislation will come into effect in 2019 and we will continue to work with local
governments to ensure the new framework meets the needs of communities and British
Columbians.
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Discussion guide - Housing Along the Surrey to Langley SkyTrain (SLS) Line
Thursday, May 16", 2019

11:00am - 12:00pm

Background:

TransLink is currently working on the scope, schedule, and cost estimate for 16.5 km of rail from King
George to Langley Centre to present to the Mayors’ Council on July 25" during their public meeting.
TransLink will also be presenting:

e Scope of project achievable within existing approved funding (~$1.6 billion)
e Ridership and other project outcomes (total project and first phase)

e City of Surrey draft MOU (governance, contribution, supportive policies)

e First round of engagement report

During a SLS project board meeting in April, there was some discussion on density and affordable
housing along the line. s.13; .16
s.13; 5.16

Broadway SPA

The Province has been engaging with TransLink and the City of Vancouver as part of a Monitoring
Committee overseeing the Supportive Policies Agreement (SPA) between the city and TransLink. The
SPA references several action points related to affordable housing including an Affordability Strategy in
which the city commits to “...collaborate with TransLink and the Province on the development of the
Affordable Housing Strategy.” The SPA also notes that the Affordable Housing Strategy “..will be
initiated in 2018 and completed by the end of 2021.”

s.13; 5.16

SLS Land use Planning/Affordable housing

s.13; 5.16

The Corridor already contains a diverse mix of employment and residential uses within the established
neighbourhoods of Fleetwood Town Centre and East Clayton, as well as the emerging urban
communities in West Fleetwood, West Clayton, and East Cloverdale. It also includes environmentally
sensitive areas such as Green Timbers, the Serpentine River and Agriculture Land Reserve (ALR).



According to a report submitted to Surrey city council in April, the city has begun background studies
and analytics of land around the proposed corridor as part of the initial planning phase. These studies
include:

¢ Market assessment;

e Environmental study;

e Growth forecast; and

e Future land use planning

The report mentions consultation with the Province as part of the development and update of their land
use plans. To support the Business Case submission timelines, city staff plan to provide TransLink with
preliminary growth forecasts and data during the initial planning phases in 2019. This will include urban
development targets, and forecasts for population, number of dwelling units and employment for the
corridor. According to the report, the development of land use plans will take place in the spring-
summer of 2020 as well as financial and urban design strategies.

Concurrently, the city will be working on amending other polices including:

e The city’s OCP (replacing LRT with SkyTrain);
e A Density Bonus and Community Amenity Contribution Review; and
e The city’s Affordable Housing Strategy

Discussion

s.13; 5.16; s.17

See Attachment for a map of Fraser Highway Skytrain Corridor (source: CoS staff report).



Attachment: Fraser Highway Skytrain Corridor
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BRIEFING NOTE FOR INFORMATION

Date: June 20, 2019

Prepared For: Kathryn Krishna, Deputy Minister of Municipal Affairs and Housing

Title: Housing-Related Policies and Initiatives for Broadway Corridor

Issue: Transportation and land-use strategies for transit-oriented development and affordable

housing along the proposed Broadway Subway Line.

BACKGROUND:

Phase Two of the Mayors’ Council Ten-Year Vision includes building the Broadway Subway extension of
SkyTrain’s Millennium Line from VCC-Clark Station to a new terminus at Broadway and Arbutus Street. It is
expected that construction on the 5.7-kilometre Broadway Subway project will commence in 2020 and
open in 2025.

To ensure the Broadway Subway Project met provincial expectations for affordable housing, in 2018 the
Province worked with TransLink and the City of Vancouver (City) to be added as a participant to the
monitoring committees in a Supportive Policies Agreement (SPA). The Province was not a signatory to the
agreements,$-13

s.12 In addition, the City is leading the Broadway
Subway Plan to help develop a transportation and land-use strategy around the Broadway Subway,
including housing and transit needs. The plan is expected to be completed for Vancouver City Council’s
consideration by late 2020.

DISCUSSION:

The Province’s 30-Point Housing Plan includes a goal to increase density and affordable housing around
TransLink stations. It is a priority for the Province to facilitate transit-oriented development, density and
affordable housing along new rapid transit lines while avoiding displacement of existing residents. The
following wok by the Province, the City and TransLink are currently underway to ensure progress and
accountability on key performance indicators for density and affordable housing are being met.

s.13

Page 1 of 4



CLIFF #XXXXX

Rggd Minisuyof

BRITISH Municipal AH‘:lirS
COLUMBIA ' and Housing

s.13; 5.16

Housing Vancouver Strategy, Broadway Plan and other City of Vancouver Initiatives

Adopted in November 2017, Housing Vancouver is the City’s 10-year strategy for addressing Vancouver’s
housing affordability crisis to 2027. The comprehensive city-wide initiative aims to retain existing
affordable housing and facilitate the construction of new affordable housing affordable to local incomes.

Stabilizing land values along the Broadway corridor to prioritize the retention of existing affordable rental
housing is one of the priority actions in the Housing Vancouver strategy. Specific strategies that may be
applied along the Broadway Corridor include:

¢ Rental unit replacement requirements;

¢ Rental only-zoning;

e Density bonuses/rezoning/inclusionary zoning;

e Land sales and below market rates; and

e Community Amenity Contribution requirements during up-zoning.
In March 2019, the City launched a two-year planning process for Broadway as one action to facilitate
implementation of the Housing Vancouver Strategy. The Broadway Plan will be specific to the area of
Broadway between Clark Drive and Vine. It will focus on the integration of housing with future rapid

transit stations along the Broadway Corridor. Among other goals, the Broadway Plan aims to address the
need for deepening housing affordability and minimizing the displacement of existing tenants.

There are three City housing policy initiatives currently underway as part of the Housing Vancouver

Strategy that will overlap with the Broadway Plan. These are:
Page 2 of 4
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¢ Enhanced Tenant Relocation and Protection Policy (TRPP)

o The TRPP protects tenants by mitigating the impacts of displacement results from
redevelopment activity.

o Anticipated Completion: 2019
o Review of Rental Housing Incentive Programs

o The City has a number of rental incentive programs to encourage the development of new
market rental housing, created in response to the severe shortage of rental housing and
extremely low vacancy rates in

o Vancouver.

o Anticipated Completion: 2019

+ Affordable Housing and Community Spaces Incentive Program (AHCSIP)

o The purpose of this new program currently under development is to support non-profit
societies including housing operators, societies, and places of worship to develop affordable
housing.

o Anticipated Completion: 2020
Supportive Policy Agreement

In June 2018 the City of Vancouver and TransLink signed a Supportive Policy Agreement (SPA) with
respect to the Broadway Subway Project.

The SPA identifies principles to guide transit-oriented development along the Broadway Corridor and
identifies a range of measurable outcomes. The Province has been engaging with TransLink and the City as
part of a Monitoring Committee overseeing the SPA and is meant to play a key role in implementing the
SPA, by jointly developing annual reporting on indicators such as:

e Population growth;

e Employment growth;

e Development activity;

e Zoned housing capacity; and

e Affordable housing.

Under the SPA, the City committed to determining approaches to preserving and/or replacing existing
housing stock and evaluating whether existing by-laws such as the Rental Housing Stock ODP and zoning
need to be augmented. The SPA states that it is the City’s responsibility and mandate to develop and
approve land use plans and housing policies, deferring the creation of targets to future planning work while
working with the Province to create additional programs and policies to incentivize purpose-built rental
housing.

Furthermore, the SPA includes the establishment of an Affordable Housing Strategy. As part of the
Broadway planning, the City will develop and adopt, in the context of the City’s Housing Vancouver
Strategy, an Affordable Housing Strategy for the Broadway Corridor, which will outline affordable housing
targets by location, housing type, target income and tenure. The SPA states that the City will collaborate
with TransLink and the Province on the development of the Affordable Housing Strategy, which is
scheduled to be completed by the end of 2021. 5.13; .16
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s.13; 5.16

FINANCIAL IMPLICATIONS:

e None

PREPARED BY: APPROVED BY: DATE APPROVED:
Vanessa Day, Senior Policy Analyst David Curtis, Assistant Deputy Minister & EFO

Community Policy and Legislation Branch Community and Management Services Division

(778) 698-3367
Kathryn Krishna, Deputy Minister
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BULLETS

Date: May 31, 2019
Prepared For: Kaye Krishna, Deputy Minister, Ministry of Municipal Affairs and Housing
Topic: TransLink Current Issues

Meeting With: Two TransLink Board of Directors members on June 2019

Top Issues this month:

Surrey Langley SkyTrain Project Update
Broadway Subway Project Update

Transit Fare Review Implementation Update
Transport 2050 Update

Phase Three Funding

SFU Gondola

oONELNE

1. Surrey Langley SkyTrain (SLS) Project Update
Key Facts:

e TransLink is refreshing the South Fraser Transportation Strategy concurrently with planning for
the SLS to ensure the area’s transit needs are met.

e The Project Development Board met on April 26th, 2019. MAH and MOTI attend in advisory
positions. Next project board meeting is in Friday, June 14th,

e Public engagement concluded on April 26th and TransLink released the initial results from the
engagement. The engagement received the second greatest number of responses in the history of
TransLink engagements and in Surrey and Langley, 85% of respondents show support for the
proposed project

e TransLink will be reporting back to the Mayors’ Council in July on scope, schedule and a cost
estimate for 16.5 km extension from King George to Langley Centre and will also present an MOU
with Surrey that includes governance, the city’s funding contribution, reimbursement of costs
already spent on the former LRT project and information on the Supportive Policies Agreement.

2. Broadway Subway Project Update

Key Facts:

e The City of Vancouver’s land use planning process for the project corridor will be complete in
December 2020. An initial public consultation was completed on April 7, 2019; additional public
engagement opportunities will take place in mid-2019 and early 2020.

e The Supportive Policies Agreement between TransLink and Vancouver identifies that an Affordable
Housing Strategy for the Corridor will be developed with the Province.S-13; $-16
s.13; 5.16 |
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s.13; 5.16

e TransLink has noted they will be emailing a proposed schedule of upcoming Broadway SPA
monitoring meetings (working sessions and then another Monitoring Committee meeting). The last
Monitoring Committee meeting was in February 2019.

3. Transit Fare Review Implementation Update
Key Facts:

e TransLink’s Fare Review includes a recommendation to expand discounts for youth and the 45,000
low-income transit users who are currently ineligible for any discount. TransLink has said publicly
that expanded discounts would require funding from the Province.

e On April 24, the Mayors’ Council received and endorsed a TransLink report that recommends
expanding discounts to low-income residents, children, and youth on the basis that the Province
pays for the additional costs.

TransLink estimates the to provide free transit to youth (5-18) is $40 - $50 million and $25 - $40
million for low-income people.
e S.13;5.16;s.17

4. Transport 2050 Update
Key Facts:

e TransLink is developing Metro Vancouver’s new Regional Transportation Strategy (RTS) called,
"Transport 2050," to be complete by late 2020.

e The initial planning process includes consultation with the Province, local governments, the public

and other stakeholders. The Phase 1 engagement period started in May and ends in September
2019.

e The Province is participating in the RTS process through a principals coordinating committee with
Minister Robinson, Parliamentary Secretary Ma and the chairs of the Mayors’ Council and Metro
Vancouver to ensure provincial housing and planning objectives are integrated.
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e Ministry staff are working with TransLink to establish several other working groups at various
levels to feed into the development of the RTS, including a Project Management Committee, an
Executive Committee and the Regional Agency Advisory Group (RAAG). The first meeting of the
Project Management Committee will be on Tuesday, June 4th following the RTS stakeholder session.

o TransLink and Metro Vancouver are partnering on a key stakeholder kick-off event to
launch Transport 2050 engagement on June 4, 2019. Ministry staff will deliver a

presentation to outline some of the provincial priorities and principles that we would like to
see reflected in a new RTS.

o RAAG participants include provincial representatives from the Municipal Affairs and

Housing (MAH), Ministry of Transportation and Infrastructure (MOTI), Environment (ENV)
and Jobs, Trade and Technology (JTT).

5. Phase Three Funding

Key Facts:

s.13; 5.16; s.17

e TransLink is working toward a final investment plan for Phase Three by summer 2020.

6. SFU Gondola

Key Facts:
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e A City of Burnaby staff report was presented to council on Monday, May 27th. Council endorsed the
motion and next steps include public consultation on the project. If public support is received and
the business case holds, senior governments could be looked at to confirm their share of funding.

¢ TransLink has indicated that they will be bringing the City of Burnaby motion to Mayors’ Council in
June for directions.13; s.17

e (Currently, the Gondola project is outside of any federal funding program and not included in Phase
Three of the Ten-Year Vision.

s.13; 5.16; s.17

PREPARED BY: APPROVED BY: DATE APPROVED:
Kate Mukasa, Manager, Priority Projects and Policy

Community Policy and Legislation Branch David Curtis, Assistant Deputy Minister & EFO

(250) 361-6839 Community and Management Services Division
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Part 1. Background, Objectives, and Scope

11 Introduction

Housing affordability is one of Metro Vancouver's most challenging regional issues, straining households
financially and emotionally, pushing some young people out of the region, making it harder for some
employers to fill positions, pressuring all levels of government to do more.

Because of the severity of the problem, all levels of government are taking action and looking for new
solutions. The Federal Government is investing more money in housing. The Province is investing more
money and also introducing new forms of zoning, changes to property taxation, and changes to rent
regulations. Local governments are using their planning and zoning powers to enable more residential
construction, facilitate new affordable rental housing, and reduce demolitions of existing rental housing stock.
However, these efforts have not materially changed the picture for renters.

Addressing the affordability of rental housing is particularly challenging. Demand for rental housing is
increasing, in part because of population and household growth and in part because many households have
been priced out of the ownership market. New rental unit construction has not been sufficient to meet the
need for more units, so vacancy remains extremely low and rents have been increasing faster than household
income.

Over the last decade, after accounting for demolitions, the region’s total stock of purpose-built apartments
has increased by less than 5%. While more rental units have been created in new secondary suites and strata
units that enter the rental market, these tend to command higher rents than purpose-built rental units. As a
result, Metro Vancouver estimates that there will be a shortfall in the region of about 27,000 affordable rental
units by about 2028.

The situation could get worse:

* Continued population growth and continued lack of affordable ownership options will add to the demand
pressure on the rental market.

e Efforts to curb rent increases in existing older rental stock will help current renters but can risk diminishing
the private sector’s interest in developing new product.

e Construction costs continue to rise.

o The existing rental stock continues to age; about 15% of all rental units in the region were built before
1960 so many of these are in lower density buildings that will become physically obsolete over the next
couple of decades.

These trends suggest that affordable housing for renters will remain a significant problem unless there is a
much larger response from governments, non-profits, and the private development industry.

To explore possible solutions to the affordable rental housing challenge, in 2017 Metro Vancouver entered
into a partnership with BC Housing, BC Non Profit Housing Association, TransLink, Vancity Credit Union, the
Urban Development Institute, the BC Ministry of Municipal Affairs and Housing, and CMHC to try to tackle
the challenge of affordable rental housing supply, especially in locations with good access to public transit.
This all-hands-on-deck response is indicative of the magnitude of the problem and the recognition by the
public, private, and non-profit sectors of the need for action. In the first phase of its work, this partnership
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commissioned an analysis’ to identify the major financial barriers that are impeding the creation of more rental
housing, especially at transit-oriented locations, and to suggest some general approaches to deal with the
challenge.

That study concluded that the high cost of land, high construction costs, and financing costs are all part of
the financial challenge that private sector and non-profit housing developers face in building new rental units.
The study noted, though, that even if construction costs can be lowered and more favourable financing (or
grants) are available, the challenge would remain that it is difficult to obtain sites for new rental housing
because land values are so high. This land value problem exists because strata title residential prices, single
detached housing prices, and commercial property values have all reached levels in this region that are too
high to be affordable for new rental housing development. If rental developers (private sector and non-profit
alike) cannot compete in the urban marketplace (in which most land is in private ownership) to acquire
development sites, they can't deliver more units.

Since the 2017 Phase One work, land values and construction costs have increased, making the challenge
even greater. Rents have continued to rise and vacancy is still extremely low.

So, in the second phase of the work on affordable rental housing, Metro Vancouver and its partners are
focusing on ways to reduce or eliminate land cost and land availability as barriers to new rental housing
supply. This is the primary subject of this report.

This report mainly focuses on affordable, transit-oriented rental housing, because:
* rental is inherently more affordable than ownership.

e low to middle income households, who are more likely to be renters, are having the hardest time in this
market.

e low to middle income households have the highest tendency to be transit users.

There is no lack of awareness of the importance and severity of the affordable housing challenge in Metro
Vancouver. The topic dominates political discourse, the news, social media, and government agendas. It
affects everyone, even those who don’t have their own affordability challenge. It will become harder to fill a
wide range of important jobs including jobs in the service sector, technology, teaching, health care,
emergency services, and others that the regional economy relies on if people have increasing difficulty finding
adequate housing and they move away.

Consequently, there are many new initiatives underway in the region to stimulate more rental housing
creation. This report is intended to support those efforts, by providing suggestions that could lead to the
construction of many more affordable rental units at a much quicker pace than is happening now.

1 “Analysis of the Financial Viability of New Purpose-Built Rental Housing at Transit-Oriented Locations in Metro Vancouver”,
Coriolis Consulting Corp., August 2017).
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1.2 Objectives

The primary objective of this work is to identify workable, financially viable tools to reduce the barrier of high
land cost and limited land availability that is impeding the construction of new, affordable, purpose-built rental
housing, particularly at transit-oriented locations.

This report explores four main strategies for increasing the availability of land for new affordable rental supply:

1. Using lands already owned by non-profits, local governments, and senior governments for affordable
housing, and finding creative ways to add to this inventory of land.

2. Using the rezoning process and associated tools to create new development entitlements (i.e. additional
density) that are either exchanged for affordable housing contributions or only available if they are used
to accommodate affordable housing. Density bonusing for affordable housing and Community Amenity
Contributions (CACs) are in this category.

3. Using the recently approved (in BC) “rental only” residential zoning tool available to municipalities. The
aim behind this new kind of zoning is to reduce the market competition for land by removing (for some
sites or parts of some sites) strata residential as a possible use.

4. Establishing inclusionary requirements for affordable housing units in new multifamily residential
development projects. This approach imposes a requirement on developers of new market projects
(rental or strata) to provide some units that are affordable for households at defined income levels. This
adds a cost to projects, which can impact financial performance and which may affect whether projects
proceed, but it is a way of adding to rental stock that does not require the acquisition of land specifically
for affordable rental housing.

These approaches can be used in combination. It is common, for example, to combine an inclusionary
housing requirement with new density, so that the value of the new density offsets the costs of providing
affordable units.

The report examines how these strategies might work, explores the market, financial, and operational
advantages and disadvantages of each, and indicates whether these might be used to stimulate more
affordable rental housing construction in Metro Vancouver.

This report also has two secondary objectives:

o Suggest ways to improve the actual delivery of affordable rental units, either by the non-profit and public
sector or the private sector. Reducing the land cost barrier is a crucial part of the solution, but there are
other steps that could be taken to expand and accelerate the delivery of new units.

e Suggest ways to improve the integration of affordable housing planning with transit planning, because
increasing affordable housing at transit-served locations is the main goal of this work.

1.3 Other Approaches Not Explored in this Report

This report concentrates on finding ways to reduce the constraints of land availability and land price that have
limited the pace of new rental construction.

There are other, very different ways to address the problem of insufficient affordable rental accommodation.
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Distribution of Wealth and Income

It could be argued that the housing problem is really an income problem; the solution is to redistribute wealth
so that all households can afford housing. However, in much of Metro Vancouver even new rental
development at full market rents faces financial challenges, especially due to high land cost. Canada is a
long way off from income redistribution on a scale sufficient to solve the housing affordability problem for all
income groups in Metro Vancouver, so this report does not focus on income-based solutions to housing
affordability. This report focuses on creating new rental supply.

Publicly Owned Rental Housing

Another possible solution is a much greater direct investment in rental housing by governments.

Such an investment program might focus on extensive land acquisition, to then make sites available to rental
housing developers at affordable cost. This is one of the approaches explored in this report, to a point. While
“acquire land and make it available at affordable price” sounds simple enough, the price of land in this region
is such that it would take enormous capital investment to rely solely on buying enough land at market value
to accommodate all the needed rental housing.

Metro Vancouver estimates that the region requires a total of about 6,000 new rental units every year,
including social housing, non-market, affordable, and market rental. For illustrative purposes, if rental housing
should be distributed throughout the region (not just in the lowest land value areas) and if average land values
are equivalent to $100 per buildable square foot of strata apartment residential space (probably a low
estimate), then 6,000 rental units requires a capital investment in land of around $450 million? per year,
every year for the foreseeable future in Metro Vancouver. Depending on construction cost and on how rents
were set, this investment might be recovered over the long term, but it still requires enormous cash or
borrowing to build such a large portfolio.

If investment in affordable rental means buying land and building the housing, then the total investment is
much greater. If construction costs average say $450 per square foot, then 6,000 units per year requires
about $2 billion® per year in construction investment in Metro Vancouver, in addition to the land estimate
above.

So, land and construction for all the rental housing needed in this region will require about $2.5 billion per
year. Again, depending on how rents are set, this could be recovered over the long term but it still requires
massive borrowing or outlay of cash.

Government housing investment approaching this scale may well be an important part of the long-term
solution if housing prices in Metro Vancouver continue over the long term to rise faster than incomes. There
are communities in the world (Vienna is often cited as an example) in which government owns large shares
of total housing stock for this reason. On a small scale, this has happened locally such as in Whistler where
there is a special subset of housing stock that is only for employees and that is priced based on local
employment income not global demand for resort property. However, transferring this idea to the regional
scale may mean that the magnitude of the required capital investment is beyond the ability or willingness of
government to pay. If so, then it becomes necessary to assume that for the foreseeable future the private
sector and the non-profit sector must continue to provide a significant share of new rental housing

2 Assuming average unit size of 750 square feet per unit, the land cost estimate is 6,000 units x 750 sq ft per unit x $100 per sq
ft buildable for land = $450 million.

3 6,000 units x 750 sq ft per unit x $450 per sq ft = $2.025 billion.
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construction. This requires that these players must find it possible to obtain development sites at a cost that
is financially viable for them?.

This report is predicated on the following assumptions about the acquisition of land and the development of
new rental stock:

1. While governments have the ability to acquire additional lands and make them available for affordable
rental housing, this ability is limited by their available financial resources. It is important to consider
creative ways to acquire lands (or create development capacity) for affordable rental housing that do not
require paying full market value for land.

2. Governments and non-profits are able to deploy lands they already own for affordable rental housing
(assuming such lands are not required for other uses or for revenue generation) without necessarily
receiving full market value for their land or receiving a market rate of investment return on their lands.
These lands are not “free” because they have value that could be put to other uses, but they do not
require a new cash outlay or new borrowing.

3. While governments will continue to invest in housing, for the foreseeable future they are not likely to meet

the entire requirement for rental housing in this region. The private sector and the non-profit sector will
continue to be important players in the delivery of new rental housing supply in Metro Vancouver.

These assumptions do not mean that acquiring a much bigger portfolio of public lands (and housing) is a bad
idea; in fact, it is a good idea and is probably necessary in the long run. However, from a practical standpoint
this will only happen gradually so in the meantime other approaches that do not rely solely on public sector
cash and borrowing are needed.

Tax Incentives

There are several ways in which taxation can be structured to provide incentives for affordable housing,
including:

e Income tax treatment of rental housing. For example, previous incentives such as accelerated
depreciation allowances, capital gains exemptions, and the ability to deduct losses from other sources of
income could be reinstated. However, while these tax incentives would likely lead to more housing
construction, there would be a tax cost to the Federal and Provincial governments. This may be part of
the reason why they have not acted to replace the incentives that were eliminated in the 1970s.

e Property tax reductions, such as Revitalization Tax Exemptions that are available to local governments
in B.C.

e Rebates of GST, PST, or PTT for affordable rental housing.

Tax incentives would aid the creation of new rental supply, but the region cannot count solely on possible tax
incentives for private rental housing investment to solve the problem. Even if such changes were made, new
rental projects still must be able to find sites at affordable cost.

Convert Vacant Units to Rental Units and Restrict Short Term Rentals

Another approach to moderating rents is to convert vacant units to rental stock and to reduce parts of the
demand for rental housing.

4 Recognizing that financial viability is measured differently for non-profit and private sector housing developers, they each
nonetheless need projects to meet their respective tests for viability.
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The City of Vancouver and the Province have introduced taxes intended to shift vacant, owned units into the
rental pool. The total number of units that might be achieved is relatively small, though, compared to the total
need for new units in the region in the future.

As for the demand side, in the ownership market new purchase taxes applied to non-local buyers and new
property taxes on certain types of property are intended to bring down the price of owned housing. Housing
prices have started falling in response to these measures and the introduction of new mortgage qualification
stress-test rules, but in the rental market there is less room to moderate demand because most rental housing
demand comes from local residents who need housing. One of the few ways to reduce demand on rental
stock is to curtail short-term rentals (e.g. Airbnb), and local governments are already working on this. But the
limited room to moderate demand reinforces the need for more supply to maintain rental affordability.

Reduced Construction Costs

Another important strategy is to reduce the creation cost of new rental supply. This report concentrates on
reducing land cost (and increasing land availability), but local governments can also help by reducing parking
requirements and reducing or waiving fees such as DCCs or DCLs. These are important and are noted where
applicable in this report. It should be remembered, though, that while some cost reductions such as reduced
parking do not have offsetting negative consequences, reducing development fees for rental housing means
the cost of infrastructure must be recovered by other means. Municipalities can also reduce project cost by
reducing approvals time (which would reduce holding costs and financing charges) and reducing approvals
risk by clearly designating areas where rezoning and redevelopment are desirable and almost certain to be
approved when applications are consistent with policy.

Focus on Supply

The focus of this report, therefore, is on increasing supply as the primary means of addressing the challenge
of affordable rental housing. The most effective long term solution is to reduce the barriers that limit new
rental construction, principally by increasing the availability of land or density for rental units.

1.4 Structure of this Report

This report has six main parts:
1. Part 1 explains the purpose and scope of this work.

2. Part 2 provides broad background about rental housing, including the financial challenges, how the
current situation developed, and what kinds of actions are being taken in the region and elsewhere, all
as context for identifying ways to make progress. This background highlights the importance of creating
ways to accommodate more rental in a marketplace where land is too expensive for new rental to be
sustainable.

3. Part 3 examines in detail several ways to overcome the barrier of high land value (acquiring and deploying
public and non-profit lands; using the rezoning process to achieve affordable housing benefits; “rental
only” residential zoning; and inclusionary housing requirements). This part describes these tools, uses
market and financial indicators to show the advantages, disadvantages, and effects of using these tools;
and suggests how they could be best incorporated into a comprehensive rental housing strategy.

4. Part 4 explores ways to improve the delivery of new affordable rental units, either by the private sector or
by the non-profit sector. First, assuming that private sector development will continue to be a significant
source of new affordable units, because of requirements or incentives already embedded in municipal
development approvals processes, this section asks how best to achieve the delivery of housing benefits
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by private developers. Second, this section explores whether unit creation by the public and non-profit
sectors could be improved through a more coordinated approach rather than through the current mix of
Provincial, regional, municipal, and non-profit entities.

5. Part 5 provides suggestions for better integration of transit planning and affordable housing development.
Low to moderate income households are more likely to use transit, so it makes sense to find ways to
locate affordable housing in places with good transit service.

6. Part 6 summarizes the main conclusions and recommendations.

1.5 Terminology

Addressing the rental housing challenge is complex and involves senior governments, regional agencies,
municipalities, the non-profit development sector, and the development industry. These groups do not always
speak the same language or share the same views about how the world should work.

The terms below are frequently used in discussions about rental housing development, but don't always mean
the same things to everyone. This document uses the following definitions:

“Affordable”: This is a relative term, as it invites the question “affordable for whom?”. Metro Vancouver is
focusing on affordable units for households with annual income in the range of $35,000 to $60,000, or about
50% to 80% of the median household income (from the 2016 Census) in the region, with affordable defined
as rents that are a maximum of 30% of income. Households with incomes below $35,000 are considered
very low income and are acknowledged to require non-market, public sector subsidized solutions.
Households above $60,000 are assumed to be within the moderate range and perhaps able to participate in
the rental market (although not without challenges). It is important to note that the household incomes of
renters are generally lower than homeowners. In 2016, renter median household income was $49,000
compared to the overall median of about $75,000.

“Community Amenity Contributions” are amenities, affordable housing, or other public benefits (including
cash in lieu) obtained by local governments when development projects are going through the rezoning
process. When rezoning increases density, it generates new land value. Zoning policy in Metro Vancouver
municipalities generally aims to allocate this gain in land value so that there is an incentive for land owners
to sell their lands into the development market, incentive for developers to seek rezoning to increase the
capacity for housing, and revenue for local governments to help fund the infrastructure and amenities needed
to meet the needs of, and address the impacts of, a growing community.

“Density Bonus” is a form of zoning in which a site has a defined base density that is achievable without
providing any amenities or public benefits and defined additional density which can be obtained if the
developer provides a prescribed package of public benefits, which might include on-site amenities, affordable
housing, or cash-in-lieu. Density bonusing is similar to Community Amenity Contributions, in that both involve
the exchange of density for public benefits, but density bonusing is prescribed in a bylaw whereas Community
Amenity Contributions are often negotiated.

“Inclusionary Housing Requirement” means a mandatory obligation for a project (usually residential) to
include specific amounts of housing at rents affordable to specific target groups, usually based on household
income. In BC, inclusionary housing requirements are sometimes set when developers seek rezoning and,
as part of an agreed-on package of public benefits, enter into a housing agreement that mandates that some
units meet an affordability objective and/or mandates that some units be family oriented (2 or 3 bedroom).
Municipalities in BC are allowed (as of 2018) to zone land to only allow rental residential tenure, but under
current legislation they do not have the authority to impose inclusionary affordable housing requirements via
zoning alone. However, Section 483 of the Local Government Act allows municipalities to enter into a housing
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agreement (with a developer) that governs the tenure of units, the form of units, the target market, and the
rents. Such housing agreements are entered into when a developer seeks rezoning and the municipality
wants to obtain affordable housing as part of the public benefits that are provided in exchange for the change
in use and/or increase in density. These agreements are registered on title.

“Land” refers to physical sites that can be acquired and redeveloped. In urban development contexts,
allowable density (i.e. the amount of floorspace that can be developed on a site) can also be thought of as
‘land” because increased density increases the physical capacity to accommodate housing. Land value can
therefore mean the value of a site, but it can also refer to the value of additional density.

“Profit” means the net revenue that a developer intends to earn by completing a successful development
project. In a strata project, it would mean the amount that is left after paying for land and all construction costs
paid to others (e.g. contractors, consultants, municipal fees, financing). In a rental project, it could mean the
profit that a developer makes by creating a new rental housing project and then selling it to a long term
investor for more than the cost (land, construction). It is sometimes perceived that developers make “too
much” profit and that is why housing prices are high. For developers competing in the marketplace to buy
land and sell units, the market tends to impose a ceiling on achievable profit. A developer who expects to
make extraordinary profit will either have to charge too much for units (meaning people will presumably not
buy them if they can buy a similar unit for less) or will have to somehow acquire land, labour, or building
materials for less than what other developers are willing to pay. This seldom happens, so there tends to be a
limit on profit margin in a given market area. In Metro Vancouver, profit margin targets are generally about
13% of revenue or 15% of cost.

There is also a basement on profit margin imposed by the market. A developer who aims for a profit that is
too low has little cushion against an increase in cost or a downturn in sales price. A developer who aims for
a profit that is too low may find it hard to obtain financing from lenders, who could regard the project as being
too risky because the pro forma financial analysis has no resilience to absorb downside. It is also important
to keep in mind that large development projects do involve risk. If there is no profit, then private developers
will not do projects (they will presumably look for opportunities in other markets).

Non-profit developers can deliver housing without a profit, for three reasons. First, they typically build in
allowances for administrative and management fees; while these are less than a typical developer’s profit,
they do generate revenue that allows the non-profit to operate. Second, non-profit developers can rely on
non-traditional sources of financing, such a philanthropy or government grants and loans. People working
for non-profits do not typically invest their own money as equity and do not risk becoming personally insolvent
if a project fails (although there are some not-for-profit developers who inject equity into social purpose real
estate development). Third, some non-profits do not pay income tax so the amount they need to pull out of a
project to make it work financially is less than a private developer needs.

“Return on Investment” means the income generated from investing capital in an income-producing asset
such as rental housing, usually expressed as an annual percentage of the capital amount. An investor buying
a rental housing project for $10 million and expecting a cash return of 5% would expect that the project would
yield $500,000 per year in net income after paying all operating costs. This rate of return takes into account
risk and the possible returns that can be made from other kinds of investments (e.g. bonds, stocks). Investors
in rental housing usually expect that over time their return on investment will have three components: the
portion that comes from continuation of the net income at the start, the portion that comes from the gradual
increase in net income assuming that rents will escalate faster than operating costs, and the portion that
would come if the asset can be sold in the future for more than the original purchase price.

“Risk” means the exposure to downside in a real estate project that can result in failing to achieve the target
profit or return on investment or result in a loss. The main sources of risk in rental housing development are
market risk (falling rents or increasing vacancy, although these are unlikely in Metro Vancouver at this time),
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cost risk (construction costs have been rising rapidly), approvals risk (uncertainty and costs associated with
the duration, complexity, requirements, and outcome of the approvals process), and regulatory risk (e.g. rent
controls, limits on being able to keep pace with market rents, and constraints on renovation).

1.6 Professional Disclaimer

This document may contain estimates and forecasts of future growth and urban development prospects,
estimates of the financial performance of possible future urban development projects, opinions regarding the
likelihood of approval of development projects, and recommendations regarding development strategy or
municipal policy. All such estimates, forecasts, opinions, and recommendations are based in part on forecasts
and assumptions regarding population change, economic growth, policy, market conditions, development
costs and other variables. The assumptions, estimates, forecasts, opinions, and recommendations are based
on interpreting past trends, gauging current conditions, and making judgments about the future. As with all
judgments concerning future trends and events, however, there is uncertainty and risk that conditions change
or unanticipated circumstances occur such that actual events turn out differently than as anticipated in this
document, which is intended to be used as a reasonable indicator of potential outcomes rather than as a
precise prediction of future events.

Nothing contained in this report, express or implied, shall confer rights or remedies upon, or create any
contractual relationship with, or cause of action in favour of, any third party relying upon this document.

In no event shall Coriolis Consulting Corp. be liable to Metro Vancouver or any third party for any indirect,
incidental, special, or consequential damages whatsoever, including lost revenues or profits.
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Part 2: Current Situation

This part examines the current affordable rental landscape in Metro Vancouver and provides some different
perspectives on how to address the challenge.

This part of the report includes:

¢ A summary of what local governments in BC are able to do, based on current legislation, to improve the
rental housing situation.

e A summary of what local governments in Metro Vancouver are currently doing for rental housing,
including some brief descriptions of current local initiatives that illustrate some recent approaches.

e Two case studies from other jurisdictions - Seattle and Los Angeles - to illustrate what other communities
are doing to encourage affordable, transit-oriented rental housing. These two regions were chosen
because they have adopted new policies to encourage or require affordable rental and because they
have emphasized coordination between development planning and transit planning so that a large share
of new affordable housing is in transit-served locations.

¢ A summary of a review of some academic comparisons of approaches used to encourage rental housing,
especially inclusionary zoning.

e A summary of the results of conversations with local private sector and non-profit rental housing
developers about their perspectives on the challenge of building affordable rental in this region.

2.1 How Did We Get Here?

Wind the clock back ten to twenty years, and the rental market in this region was very different:

e During 2002 to 2007, there was not much difference between general inflation, growth in average wages,
and growth in rents. Starting in 2007, these curves started to diverge. Rents started to grow more quickly
than overall inflation and more quickly than household income.

* Vacancy rates in Metro Vancouver have fluctuated over the long term, generally between 1% and 2%
since 1990, but the last time vacancy was over 2% was 2009.

e Because the existing rental stock was younger and in better condition, and rent rates were not rising as
quickly, “renovictions” were less common.

What happened?
Building and Investing in Rental Housing Became Less Attractive

Private investment in new purpose-built housing became less attractive starting in the 1970s when Federal
tax treatment of rental property was revised, including reducing the rate that assets could be depreciated for
tax purposes and reducing the ability to use a rental property loss to offset other income. Effectively, tax
incentives for rental housing investment were diminished, which tended to reduce the amount of new rental
construction®.

In addition, a variety of Provincial and local policy and regulatory changes began to shift the regulatory
balance more toward renters than landlords, which also tended to reduce interest in investing in new purpose-

5 Two short-lived programs (the Assisted Rental Program of 1975 to 1978 and the Multiple Unit Rental Building program of the
late 1970s) provided grants and tax incentives resulting in a large amount of rental construction, but since 1981 there have not
been similar incentives for private investment in new rental stock.
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built rental housing. Limits on rent increases in particular dissuaded some private sector investment in rental
housing.

Housing Demand Ballooned

The total demand for housing in this region has been increasing rapidly. Metro Vancouver has a very long
history of population and household growth, employment growth, and income growth that fueled housing
demand. These have continued to contribute to rising prices, but several other factors accelerated the market:

* Mortgage interest rates fell to historic lows for a long time, increasing purchasing power.

¢ Mortgage markets evolved in ways that made more funds available including longer amortization periods,
higher ratio loans, and more lenders in the mortgage industry.

o Baby boomers reached the age at which they began transferring wealth to the next generation, adding to
its housing purchasing power.

* Non-local investment in housing increased, as the region became part of a global real estate market.
This non-local demand without some form of intervention is almost unbounded; as rising income and
wealth in the rest of world grows and as capital is mobile (both legally and illegally), more and more
people look to safe and attractive places to invest in property. It has become popular to call this
“speculation”, in a pejorative tone, but it has been nothing more nor less than investment in an asset that
is viewed as safe and likely to appreciate in value. Reducing or redirecting (from owned housing to rental
housing investment, for example) this portion of housing demand should be part of a strategy to address
housing affordability, and such efforts have started.

The result of these growing sources of demand is that, despite downturns or price corrections every decade
or so, residential prices in the region over the long term have risen faster than inflation and faster than local
household incomes.

Demand for Strata Units Increased

Rising demand for ownership and reduced rates of rental construction have caused strata title unit
construction to become the dominant form of new multifamily development in this region. This has had major
consequences for the rental market. Rising strata unit prices have caused residential land values to escalate
rapidly; in most of Metro Vancouver, these land values are much higher than what a rental developer can
afford to pay, so rental developers have a hard time competing to acquire land. Also, while about 15% to 20%
of new strata units tend to end up in the rental pool, these units tend to rent for much more than purpose built
rental units, mainly because they are a higher end product, and they are not a secure stock of units as the
owners could take occupancy at any time.

Supply of Greenfield Development Sites Dwindled

The supply of greenfield development lands in the region (which is bounded by the sea, mountains, and the
US border and which has a large portion of the land base in agricultural use and open space) has gradually
been depleted so that new low density, suburban residential units have comprised a decreasing share of new
construction. Higher density housing, in urban nodes, accounts for an increasing share of new residential
construction. Most of this new construction involves strata titled units, in locations that are also the preferred
locations for higher density rental housing because of access to transit, schools, shopping, and jobs.

Approvals Processes are More Complex

Approvals processes have generally become more complex and time-consuming in the region. There are
various reasons for this, including: community concerns about redevelopment and densification (requiring
more consultation, longer time frames, and in some cases rejections); increased municipal involvement in
the design process to deal with urban design, architectural character, and neighbourhood “fit"; increased
municipal requirements such as sustainability measures and amenity contributions; and others. These factors
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

add time and cost, which means that the flow of new housing to the market is constrained. Turning down the
supply tap in the face of strong demand leads directly to upward pressure on sales prices and rents.

The Result

Demand is growing, purpose-built rental supply is not keeping up, new rental housing is financially difficult for
non-profits and private developers alike, and rents are rising faster than household income.

2.2 A Review of the Financial Challenges Faced by Rental Housing

Even though rents are rising - which is hard for renters but ought to make new investment attractive - it is
difficult to make new rental construction “work” in financial terms under current market conditions in Metro
Vancouver.

This section provides a high level overview of the financial challenges using some generalized numbers that
illustrate the range of conditions across the region. It is important to understand the nature and severity of
these challenges, as they have implications for the kinds of actions that are needed to facilitate more rapid
construction of new rental.

To illustrate the financial challenge, Exhibits 1 and 2 show the relationships between incomes, affordable
rents, and the rent needed to make a new project viable.

Exhibit 1 combines three different kinds of information about the one bedroom unit rental market in the
Vancouver Census Metropolitan Area.

Exhibit 1: Financial Barriers to Affordable Rental Construction (One Bedroom Units)

Break Even Monthly Rents - 1BR (Jan 2019)
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The red horizontal lines show the range of average one bedroom purpose-built apartment rents for
municipalities in the CMA, as reported by CMHC for late 2018:
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The lower red line (at $878 per month) corresponds to Maple Ridge. Other communities near this lower
end of the rental market include Delta ($931) and Surrey ($978). See Appendix 1 for full data on average
rents by municipality.

The upper red line ($1749) is in the University Endowment Lands. The City of Vancouver, West
Vancouver, and North Vancouver (City and District) are in the upper end of the rental market, with
average rents in the $1300 to $1600 per month range.

All the other communities are between these bookends; in broad terms, rents decline from west to east.

The green horizontal lines show the monthly rents that are affordable for households with various annual
incomes, using data from the 2016 Census. Affordable rent is calculated as 30% of annual income, divided
by 12 to yield monthly rent. The household incomes represented on the graph are:

$35,000 (which is about 50% of the regional median). Incomes below this line are generally regarded as
very low income by Metro Vancouver.

$60,000 (which is about 80% of the regional median). Household income between $35,000 and $60,000
range is considered low income by Metro Vancouver.

$75,000, which is the median household income for all of Metro Vancouver. Note that the median
household income of renters is lower, at about $49,000.

$90,000 (which is about 120% of the regional median). Household Income between $60,000 and $90,000
is considered moderate.

These first two components of the graph support some important conclusions about the regional rental market
(for one bedroom units):

Households with incomes below $35,000 have difficulty finding any affordable rental accommodation in
most parts of the region. One bedroom units are not suitable for families with children, so they face even
greater challenges finding affordable homes.

Households with incomes in the $35,000 to $60,000 range can afford average rents in all but the most
expensive markets, although with vacancy so low they will have trouble finding units.

Households with incomes at or above the median of $75,000 can afford units almost anywhere, although
low vacancy is still a constraint.

The last component of the graph (the vertical bars) shows in the calculated minimum average rent that is
needed to make new rental construction financially viable under a range of different scenarios. The detailed
assumptions for these calculations are shown in Appendix 2. The graph illustrates these scenarios:

The blue bars represent private sector projects and the grey bars represent non-profit projects. The key
differences are that the private sector projects are assumed to require a developer profit (which is set at
15% of land and construction cost), whereas the non-profits are assumed to need a management fee
(which is assumed to be 5% of land and construction cost), and the private sector projects are assumed
to obtain financing at market rates while the non-profits are assumed to have access to favourable
financing (lower interest rate, longer amortization period). Reducing the financing rates even further would
lower the breakeven rates.

The bars show calculations for concrete and wood frame construction scenarios.

The bars also show different assumptions about the amount that is paid for land, including no land cost
and low, medium, and high cost (representing a range that includes most development sites in the region
but excludes very high value markets).
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The vertical bars indicate the break-even monthly average rent, where “break-even” means the rent covers
all operating costs and covers 100% of the cost to create the unit, assuming that either 100% of the cost is
borrowed or any equity earns the same interest that is paid on the mortgage. This is probably conservative,
in that most private investors would expect to make a return on equity that is higher than mortgage rates.

These vertical bars show the challenge with delivering new rental product:

e Private developers can deliver new concrete units affordable to households with $90,000 income, but
only if the land is free. As land cost rises, the break event rents are only affordable to high income
households. The situation is better for wood frame units, which cost less to build. The private sector can
deliver units aimed at households with just over $75,000 income if land is free.

¢ Non-profit developers can deliver concrete units affordable for households with $60,000 income but only
if the land is free. With wood frame construction, non-profits can deliver units aimed at households with
around $55,000 if land is free.

s |tis not possible for the private sector or the non-profit sector to deliver financially viable units (under the
assumptions in these calculations) that are affordable for households with incomes below around $50,000
even with free land, without some way to offset or reduce cost. This is mainly because of the high cost of
construction. The only way to make these projects work in financial terms is to have some combination
of a significant reduction in construction cost (e.g. no parking, no DCCs), grants, financing at low rates,
or some other way to offset the cost. One way to offset the cost is to make additional strata density
available in exchange for affordable housing. Another way to offset the cost is to include a mix of higher
and lower rental units (i.e. a mix of household incomes). Using the example of a non-profit concrete one
bedroom unit with no land cost (the left-most grey bar in Exhibit 1), the breakeven average rent is around
$1,500 per month but the target rent for a household earning $50,000 would be $1,250. The average of
$1,500 could be achieved if 50% of the units are rented at $1,250 and 50% are rented at $1,750 (which
needs household income of $70,000).
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Exhibit 2 shows the same kinds of information, but for two bedroom units. The outcomes are similar.

Exhibit 2: Financial Barriers to Affordable Rental Construction (Two Bedroom Units)
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These exhibits show the severity of the financial challenge. The exhibits also point the way to possible
solutions:

Rental units aimed at households with very low incomes (under $35,000) require large financial
assistance, in the form of free land, reduced construction cost, favourable financing and some additional
support such as grants, very low cost financing, or some other means to offset the cost.

Rental units aimed at households with low incomes ($35,000 to $60,000) require assistance, including
free or very low cost land, reduced cost and favourable financing, but the degree of grant funding, interest
rate reduction, or cost offset is less. Adding strata density or including a mix of lower and higher rents
can help achieve the required offset.

Rental units aimed at households with the lower end of moderate incomes ($60,000 to $75,000) can work
with free or low cost land if the units are wood frame. For concrete units, some additional help is needed,
such as reduced construction cost.

Even for units aimed at the upper end of moderate income ($75,000 to $90,000), land cost must be
minimized.

Reduced (or eliminated) land cost is part of the solution in all cases.

Exhibit 3 uses a different approach to show how big the gap is that must be closed.

Exhibit 3 starts with assumptions about the target rents to be achieved (based on different levels of household
income) and then shows the implications for the supportable construction cost of new units.
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Exhibit 3
Calculation of Maximum Capital Cost for Affordable 2BR Units
Assumptions: Target Income Group
Annual Income S 35,000 $ 60,000 $ 75,000
Affordable Monthly Rent @ 30%  of income S 875 $ 1,500 $ 1,875
Less: Monthly Operating Cost if 5 6,200 [year H 517 § 517 § 517
Net Operating Income 3 358 § 983 § 1,358
Financing Terms:
Interest Rate
Nominal rate (%/year sa compounding) 3.0%
Effective rate per compounding period 1.5%
Equivalent Monthly rate 0.2484517%
Amortization Period
#Years 50
# Months 600
Payment as % of NOI 100%
Monthly Pmt Factor (for Principal = $1) -$0.0032084
Principal Factor (for Pmt = $1) $311.6785439
Calculation of Mortgage Supported by Income: Target Income Group
Annual Income H 35,000 $ 60,000 $ 75,000
Monthly Mortgage Payment: s 358 § 983 5 1,358
Supportable Mortgage $ 111,685 $ 306,484 $423,363
Calculation of Maxi Costruction Cost for Affordable 2BR Unit:
Supportable Mortgage $ 111,685 5 306484 $423,363
Less: NON-PROFIT Dev Fee @ 5% of Const Cost 5 5318 § 14,594 5 20,160
Costruction Cost After Dev Fee $ 106,366 5 291,889 $ 403,203
Less: Land Cost at S =S - $ - 5
Maximum Total Construction Cost $ 106,366 5 291,889 $403,203
Net 2 BR Unit Size 750 SqgFt
Net -to-Gross Ratio 85%
Gross 2 BR Unit Size 882 SqgFt 882 882 882
Maxi Construction Cost/SqFt s 121§ 331 § 457
Current Construction Cost/SgFt - Concrete s 500.00
Current Construction Cost/SgFt - Frame s 420.00
Required Reduction in Cost or Available Cushion (i.e. for additional Land Cost or Dev Fee)
Concrete ($/SqFt) S 379.45 -$ 169.19 -5 43.04
Frame ($/SqFt) -$ 299.45 -5 89.19 $ 36.96

Exhibit 3 only shows numbers for two bedroom units and only shows the numbers from the perspective of
non-profit housing developers, who are assumed to have access to favourable long term financing.

Household Income of $35,000

Looking at the column for $35,000 household income, the exhibit shows that the maximum construction cost
(assuming no land, a 5% fee rather than a developer profit, and favourable financing) is about $121 per
square foot. This is (in round numbers) $380 less than the cost of concrete and $300 less than the cost of
wood frame construction. These reductions are not achievable by measures such as eliminating parking or
DCCs. These required reductions mean that projects aimed at very low income households need a very large
injection of assistance. For illustrative purposes, if the mortgage rate is lowered to 1%, operating costs are
reduced by $2,000 per year (e.g. property tax reduction or subsidy), and construction cost is reduced by $100
per square foot (no parking, no DCC), the project would still need a capital grant of $100 to $150 per square
foot to breakeven. Clearly housing aimed at very low income households must be heavily subsidized by the
public sector.
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Household Income of $60,000

Looking at the $60,000 household income column in Exhibit 3, the concrete option is short by about $170
and wood frame is short by about $90 per square foot. Elimination of parking and waiving DCCs could cover
much of this shortfall. If the hard and soft cost of an underground parking stall is around $60,000 to $65,000
and if average gross unit size is say 800 square feet assuming a mix of mostly 1 and 2 bedroom units, then
eliminating the parking stall reduces cost by about $75 to $80 per square foot. DCCs vary around the region
but eliminating or reducing them for affordable housing could knock another $20 or so off the cost.

Household Income of $75,000

For household income of $75,000, concrete and frame projects are feasible (with some cost reduction for
concrete), but it must be remembered that no land cost has been included.

Implications for Assistance
These numbers lead to the same conclusions supported by Exhibits 1 and 2:

* Housing for very low income households needs a large injection of assistance, in addition to free land,
lower cost, and favourable financing.

e Housing for households in the $60,000 range is close to working in financial terms and can be viable for
non-profits who do not have to pay for land if there are cost reductions.

e Housing for households in the $75,000 range is financially workable if land is free.

Again, the evidence is compelling that the delivery of affordable rental housing requires (depending on the
income group being targeted) a combination of free land, favourable financing, cost reductions (e.g. parking
reduced and DCCs waived), and possibly some other assistance such as grants, mixing market and non-
market rental, or injecting CAC revenue to offset housing cost.

This is why Metro Vancouver and its study partners have placed high priority on finding ways to solve the
challenge of land availability. Even with other financial supports in place, it is not possible to create new rental
housing unless sites or density are made available so private sector and non-profit rental developers can
build units. This is not the whole problem, but it is one of the biggest obstacles to new rental construction.

2.3 What Can be Done? What is Being Done?

The rental housing situation is acute, but it did not get this way overnight. It has been clear for quite a while
that the pace of rental construction was too low, that vacancy was too low, and that rents were growing too
quickly. So, local governments, rental housing developers, and the Province have been trying various
approaches to create more affordable rental units.

The problem of insufficient rental construction is not unique to this region and other jurisdictions have been
taking action to spur the creation of more affordable units, especially in transit-oriented locations.

This section provides a survey of the current landscape as a foundation for how to make improvements.

2.3.1  What Can Local Governments Do About Rental Housing?

This is a high level summary of the array of tools that local governments can apply to create or facilitate more
rental housing.
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The short answer is that BC local governments have considerable power to take action, subject to their
available financial resources, their priorities, and local political considerations.

Municipal Authority
Municipal powers in BC flow mainly from the Local Government Act and the Community Charter.

Regarding rental housing, these two pieces of legislation enable municipalities to act in a variety of ways to
regulate development, make land available, support affordable rental developments, or construct and operate
rental housing.

Perhaps the most sweeping authority is created by Section 8 of the Community Charter, which states in 8.1
that “A municipality has the capacity, rights, powers and privileges of natural person of full capacity” and in
8.2 that “A municipality may provide any services that the council considers necessary or desirable and may
do this directly or through another public authority or another person or organization.”

These sections enable broad scope to fund housing, provide land for housing, own and operate housing, or
assist organizations in the development and operation of housing. Section 24 anticipates that a municipality
might dispose of land or improvements for less than market value, guarantee a loan, or partner with another
organization, although public notice is required and Section 25 states that a council “must not provide a grant,
benefit, advantage or other form of assistance to a business”.

The Charter also enables municipalities to provide property tax relief under various circumstances. For
example, Section 224 authorizes permissive exemptions for property taxes which could exempt land and
improvements owned by a non-profit organization, which could be used for affordable housing. Section 226
allows revitalization tax exemptions which could be used to reduce property taxes for up to 10 years for
various kinds of development, which could include rental housing even if owned by the private sector
(because revitalization tax exemptions are excluded from the general prohibition against providing assistance
to a business).

Zoning, DCCs and Affordable Housing

The Local Government Act contains zoning provisions that could be used to support rental housing. There
are three main ways in which the zoning authority allows local governments to take positive action to facilitate
affordable housing:

* The broadest power flows from Section 479, which enables municipalities to adopt zoning bylaws that
regulate land use, density, and other development parameters. Municipal Councils have complete
discretion as to whether to change the zoning on property, which means they have the ability to establish
conditions under which rezoning is, in their view, in the community’s best interest. This ability to set
conditions has been used by municipalities in BC to require developments that are undergoing rezoning
to provide public benefits in the form of Community Amenity Contributions, affordable housing (units or
cash paid into an affordable housing fund), heritage building conservation if applicable, and others. Local
governments in Metro Vancouver have made extensive use of this rezoning discretion to negotiate the
provision of rental housing as part of redevelopment projects. Affordable housing provided in this way
has been secured via housing agreements, covenants, phased development agreements, requirements
to transfer the ownership of affordable units to the municipality or a non-profit, or other means.

e Section 482 enables municipalities to use density bonusing as a way to obtain affordable housing or
public amenities. Density bonus bylaws establish a base density that is achievable without providing
public benefits and additional density that, at the developer's option, can be achieved if a prescribed
affordable housing component (usually secured via a housing agreement) or other amenity contribution
is provided.
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e Section 481, adopted in 2018, gives municipalities a new zoning power to “...limit the form of tenure to
residential rental tenure within a zone or part of a zone...in which multi-family residential use is permitted”.
This limit could apply to an entire parcel or to a specified number, portion, or percentage of units in a
building.

The Local Government Act also allows municipalities to impose Development Cost Charges (DCCs) on new
development, to help fund growth-related community-wide infrastructure. With few exceptions, the allowable
infrastructure is limited to water, sewer, roads, drainage, and park acquisition. However, the Act does allow
municipalities to waive or reduce the DCC for not-for-profit rental housing and for-profit affordable rental
housing.

Municipal Borrowing

Municipalities can borrow funds for public purposes, including borrowing to construct affordable housing if
that is a municipal priority and if the municipality has the borrowing capacity (based on its calculated borrowing
limits and its other needs for capital spending).

Most municipalities borrow through the BC Municipal Finance Authority, so they benefit from low borrowing
rates because of the strength of the Province’s credit rating.

Tax Increment Financing (TIF) is sometimes suggested as a borrowing mechanism that could be used to
fund affordable housing. In TIF, the property tax increases in a defined area (typically an area in which
property values are expected to increase due to public infrastructure investment) are dedicated to paying
back a loan or a bond issue. This vehicle can be useful if a lender or bond holder wants assurance that a
defined portion of municipal tax revenue is allocated to repayment regardless of other municipal financial
circumstances. However, it is important to note that TIF is simply one way of securing debt payments. It does
not produce tax revenue that would not otherwise exist, so it is not a means of creating “new” money for
affordable housing (or any other civic purpose). Alberta’s provision for a municipal Community Revitalization
Levy is a rare form of TIF that does yield “new” money, but only because in designated CRL areas the
Province of Alberta gives its share of increased property taxes to the municipality.

Summary
Based on the Community Charter and the Local Government Act, local governments can:

e Acquire land and make it available for less than market value for affordable housing provided by a non-
profit entity.

* Invest in the creation of affordable rental housing or partner with organizations for the creation of
affordable housing.

* Use their zoning powers to achieve affordable rental housing in redevelopment projects that involve
rezoning.

* Use their ““rental only” zoning power to try to make it easier for rental housing developers to obtain sites.
e Reduce or eliminate development fees for rental housing.

* Alter development regulations to reduce construction cost (e.g. reduce parking requirements).

o Reduce property taxes for rental housing.

* Increase the pace of project approvals to help increase the pace of new unit construction.
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e Plan areas for densification and redevelopment to create more capacity for multifamily residential
development in suitable locations such as areas well-served with transit.

2.3.2 What are Local and Regional Agencies Doing?

Local governments and regional agencies are already using a wide variety of approaches to address housing
affordability.

Metro Vancouver provides technical analysis and assistance to local government, provides regional land use
planning policy, works to coordinate land use planning with regional transportation planning, and makes some
sites available for affordable housing (although it does not own much land).

The Metro Vancouver Housing Corporation is a non-profit entity that owns and operates homes for more than
9,000 people in 49 properties around the region. These units are rented at below-market rates, in some cases
with rents geared to income.

Municipalities in Metro Vancouver use a variety of approaches to facilitate affordable rental housing.
Appendix 4 contains a summary of the approaches currently used around the region.
Broadly speaking:

e Most municipalities are using their zoning authority to make affordable housing gains. Widely used
approaches include: allowing for secondary suites and laneway/coach house units; requiring some form
of protection and/or replacement requirements for existing rental units when such properties are rezoned
and redeveloped; negotiating affordable housing contributions as part of density bonusing or rezonings,
either in the form of on-site units or a cash contribution to an affordable housing fund; and parking
reductions.

e Some municipalities are reducing or waiving their DCCs (or DCLs in the case of Vancouver) for rental
housing, but about half do not.

* Some municipalities are making lands available on favourable terms to non-profits for affordable housing
but the use of this approach is limited because most municipalities in this region do not have large
inventories of vacant land that could be used exclusively for housing (the majority of municipal land
holdings are used for parks and open space, recreation facilities, community and civic facilities).

e Some municipalities are using what could be considered inclusionary requirements when sites are being
rezoned, as a means to require that new residential projects include a proportion of affordable units and/or
a proportion of two and three bedroom units for families. This is not inclusionary zoning of the sort that is
mandatory in all projects, as this is not allowed under current legislation.

« Some municipalities have policies that require the replacement of existing rental stock when sites with
older rental units are being redeveloped to higher density. In some cases, these policies are applied at
rezoning with extra density to help make the replacement of older units viable. In some cases these
policies apply under existing zoning with no density increase, so the policy generally has the effect of
preventing redevelopment because it is not financially viable.

¢ Only a few municipalities have adopted bylaws that use the new “rental only” zoning tool.
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e While some municipalities have made CAC funds (from cash-in-lieu contributions at rezoning) available
to assist affordable housing construction, only Vancouver has made a major direct investment of its own
capital in the creation of new housing.

Most municipalities in the region can be characterized as having used their regulatory powers to facilitate
new affordable rental housing, but not having made large direct capital investments in the form of land or
cash for new projects. This is presumably because they see capital investment as the role of the Provincial
and Federal governments and because they do not think it appropriate to redirect existing revenues to
housing from other municipal objectives or to increase borrowing or taxation to fund housing.

There is a growing urgency among local governments to take action and there is a wide array of recent/current
initiatives and experiments. Current examples include:

¢ Burnaby has amended its zoning bylaw to include provision for “rental only” residential zoning. This
bylaw is written to provide the option of layering “rental only” density onto other density allowed on a lot.
The bylaw could be used, therefore, to zone sites entirely for “rental only” or for a combination of “rental
only” and non-restricted residential. The bylaw has not yet been applied to any sites.

* New Westminster has passed a bylaw to rezone some existing privately owned apartment buildings to
“rental only”. These buildings were strata title when constructed decades ago, but have been operated
as though they were purpose built rental housing. This rezoning is intended to keep the buildings in rental
use. This has been supported by some in the community, but some of the owners are strongly opposed
and the Urban Development Institute has opposed the rezoning because of its impact on the value of the
private properties.

o New Westminster has also drafted an inclusionary housing policy for discussion during the first half of
2019. The policy proposes that all new strata projects seeking rezoning will have to include a proportion
of units that are below market rental units. The policy also outlines incentives (extra density) intended to
offset the cost.

» West Vancouver is considering offering a municipally owned site to the market for development of a
combination of strata development (to recover the initial investment in acquiring the land) and below-
market rental units that will be targeted at important segments of the work force that West Vancouver has
difficulty attracting and retaining (e.g. school teachers, first responders). The municipality is considering
a rent structure that will be affordable for entry level workers in these jobs and is sufficient to cover the
capital and operating cost of the units (but not land value).

* Richmond is considering a combination of DCC waivers and incentive density to encourage more rental
housing.

e Vancouver has modified its CAC policy so that most rental projects are not expected to pay CACs.

o Several municipalities are planning to make approvals processes faster for affordable housing projects
(although private sector and non-profit developers are skeptical about this, as they see little evidence that
the intention has been translated into real administrative change).

These are examples of a more aggressive municipal approach to encouraging rental housing that is emerging
in the region. Some of these initiatives are controversial and some will have impacts on the market that are
not yet fully understood. It is also worth noting that these approaches will make the overall regional pattern
of development regulation even more diverse than it already is. Municipalities are all working on individual
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approaches, which is challenging for regional developers (private and non-profit) who are active in multiple
communities.

2.4 Federal and Provincial Governments

The Federal and Provincial governments are injecting funds into the construction of rental housing. Most of
this money is being made available for the construction of publicly-owned non-market housing or to non-
profits, in the form of low interest loans, capital grants, and operating grants for affordable and non-market
housing.

The Province of BC has also made changes to legislation and regulations with the stated intention of
addressing housing affordability. These include:

e Adding a property tax surcharge on high value residential properties.

e Adding a speculation/vacant tax in selected urban areas (including Metro Vancouver), applied to
properties that are not principal residences and not rented out.

¢ Increasing the property transfer tax for higher value properties.

These initiatives along with new mortgage qualification requirements have started to reduce house sales
prices. The vacancy tax has shifted a small number of existing units into the rental pool.

In addition, the Province has reduced the maximum allowable annual rent increase in existing rental stock
and ended fixed term leases under the Residential Tenancy Act (except for units being re-occupied by the
owner). These steps benefit existing renters in the short term, but they do nothing to increase the supply of
new purpose built rental housing and may actually cause reduced investor interest in creating new product.

2.5 Two Case Studies: Seattle and Los Angeles

The study partners identified the Seattle and Los Angeles regions as interesting examples of how local
government and regional transit agencies can work together to help facilitate more affordable housing
construction. So, these two regions were examined as case studies to see what they have been doing, what
is working, and whether there are useful lessons to apply to Metro Vancouver.

These case studies are based on interviews with staff members in the cities and regional transit authorities
and a review of online documents available from the agencies.

It is important to keep in mind one important fact when trying to import lessons to Metro Vancouver from these
two American regions. A combination of laws and litigation pertaining to condo development has resulted in
a situation in which very little high density condo (i.e. strata title) development is occurring in Washington®
and California (and other states as well). The multifamily market in Seattle and Los Angeles, therefore, is
almost entirely comprised of rental housing”. As a result, rental developers have to be able to compete sites
away from lower density rental residential or commercial uses, but they don’t have to compete with strata
residential developers.

6 Washington State is considering legislation to reduce some of the risks and liabilities that have constrained development of
new condos, in order to encourage more high density home ownership options and to reduce price pressure on the existing
condo stock.

7 One consequence of this situation is increased urban sprawl, as the ownership market is limited to single detached units.
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2.5.1 Seattle Region

This case study summarizes ways in which the City of Seattle and Sound Transit (the regional agency that
provides transit service in the large Puget Sound metropolitan area that includes Seattle, Everett, Tacoma,
and other communities) have been working to help generate more affordable rental housing in transit-served
areas.

City of Seattle

Washington state legislation enables local governments to use incentive zoning (in which increased density
is granted in exchange for defined public benefits) and to use inclusionary zoning (which requires that a
portion of the units in a new project meet affordability requirements). Seattle has been using incentive zoning
for many years to achieve benefits including affordable housing, public open space, child care space, and
preservation of farm and forest land (developers get density credits when they acquire and protect these
lands). Use of this system was voluntary; developers could decide to seek the extra density (and provide the
public benefits) or not.

In response to growing concerns about housing affordability, starting in 2016 Seattle began to plan for
Mandatory Housing Affordability (MAH) requirements. The MAH program requires that all eligible projects
must either include a prescribed amount of affordable housing or must contribute to a fund that supports the
construction of new units by the City of Seattle.

The MAH and incentive zoning programs both apply in some cases: a project can achieve extra density in
exchange for public benefits and also be required to meet the MAH conditions.

The City aims to apply the MAH requirements in all multifamily and commercial zones and in all urban villages
consistent with the City's Seattle 2035 Comprehensive Plan. The objective is to increase housing choices,
particularly in areas that are gauged as having high access to opportunity (transit, parks, jobs, services) and
low risk of displacement of low income people. Where there is deemed to be high displacement risk, the aim
is to concentrate new development (with MAH requirements) within a 5 minute walk of frequent transit.

The key message is that MAH will apply in many parts of the City and will apply to a large proportion of new
developments.

To make the MAH system financially viable, and to address concerns about the impact on land value of
imposing new requirements, new density is being added to the zones with MAH requirements. Land
economics analysis was used to make sure there was a reasonable balance between the value added by
new density and the cost of meeting the MAH requirements. The City claims that it was primarily interested
in making sure developers would use the extra density and provide the affordable units, so was not concerned
if the deal was “too good” for developers (i.e. the value of the extra density exceeds the cost of the affordable
requirement).

Density increases are occurring across the full spectrum of neighbourhood types: some single detached
areas are absorbing duplex, duplex/triplex areas are shifting to low rise apartment, low-rise areas are
transitioning to mid-rise. The density increases and the MAH are all encoded in zoning changes enacted by
the City; developers to not have to apply to rezone.

The MAH requirements vary by zone and by location, presumably linked to market conditions and financial
viability. The City estimates that projects that provide units will have 5% to 11% affordable units and projects
that contribute to the housing fund will pay between $5 and $33 per square foot of gross project area (less
defined exclusions, which are complex).

City staff indicated that the City prefers developers to use the cash-in-lieu option as this enables the City to
tap Federal matching funding for affordable housing.
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The affordable units are aimed at certain income groups and have maximum rents (and rent adjustment
formulas) that are imposed via a covenant on title. For example, for a single person the maximum income to
be eligible for an affordable unit is $40,320 and the maximum rent is $1,008 per month for a one bedroom
unit (which works out to 30% of income). For a family of four, the income limit is $57,600 and the maximum
rent is $1,296 for a two bedroom unit (27% of income).

Because almost all multifamily development in Seattle is rental, there is no “rental only” zoning in place. The
units provided by developers remain owned by the developers. There is a general preference to not mix
housing tenures, so in rental buildings the affordable units are rental and in the (rare) condo projects the
affordable units are condo.

The City is hoping that this system will contribute to the creation of about 20,000 affordable homes during
2016 to 2025. Because the program is new, though, not much housing has been completed. The City reports
that the pace of development applications has increased significantly.

The MAH program is not without controversy. According to City staff, there has been some pushback in
neighbourhoods that are opposed to the increased density. Based on local newspaper opinion pieces, there
are developers and commentators who say the cost of the affordable component is higher than the benefit of
the additional zoning and will lead to some projects becoming non-viable. There may even be legal
challenges, as there appear to be differences of opinion regarding whether State law allows the program as
designed. For these reasons, the MAH plan continues to be refined.

The City of Seattle also has a Housing Levy, which is a surcharge on property taxes to raise money for capital
and operating costs for affordable housing. This Levy has been in place since 1981 and has been re-approved
5 times since then. The most recent version came into force in 2016 and is projected to generate $290 million
over 7 years. The City estimates that the median cost to Seattle homeowners is about $122 per year.

Sound Transit

Sound Transit owns, builds, and operates the transit system that serves the Puget Sound urban region that
includes Seattle. There are about 50 local governments in the service area.

Since its inception in the 1990s, Sound Transit has been supportive of TOD (Transit Oriented Development)
but initially had little direct involvement in land use planning or development.

Starting in about 2010, Sound Transit elevated the priority of linking transit and development planning. In
2012, the agency’'s Board adopted a Transit Oriented Development Policy that directed the agency to
consider TOD outcomes early and the planning for new transit investments. The agency has a two-pronged
approach consisting of “Agency TOD”, which is the direct implementation of TOD on Sound Transit's property,
and “Community TOD", in which the agency supports local governments in planning for development around
transit stations.

Further strategic planning in 2012 to 2015 resulted in a greater commitment to integrating transit infrastructure
planning with local and regional land use planning. In 2015, the State of Washington amended Sound
Transit's enabling legislation, directing the agency to do more to achieve TOD and affordable housing goals.

As a means of implementing this direction, the legislation requires that a “minimum of eighty percent...of
surplus property to be disposed...that is suitable for development as housing must be offered...at no cost,
sale, or lease first to qualified entities that agree to develop affordable housing on the property, consistent
with local land use and zoning bylaws.” Qualified entities include local governments, housing authorities, and
non-profit developers.

When a qualified developer is awarded a site, at least 80 percent of the units must be affordable to those
earning 80% of median income in the applicable county.
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To advance these goals, Sound Transit has been working on a more strategic approach to land acquisition
for transit projects. The agency is still somewhat constrained by legislation, in that it is only authorized to buy
land that is needed for transit projects, but it is trying to become more strategic about when it buys land,
where it locates stations (and buys land), and parcel configuration so that any lands that are surplus post-
construction are workable development sites.

There have been a few pilot projects in 2017 and 2018, totaling about 600 units. But the agency is now
gearing up with more staff to work with local governments to integrate land use and transit planning and more
staff advising on land acquisition.

Sites designated surplus and made available for affordable housing are offered via Request For Proposals
(RFP). Prior to issuing an RFP, Sound Transit works with the applicable local government and communities
to establish goals, priorities, land use, and density for the site. Successful developers are responsible for
final design and approvals and the transactions do not complete until all necessary permits are issued. Sites
have been offered for sale or long term lease. The degree of discount from market value depends on the site,
the location, the concept plan, and the developer.

Making surplus lands available for less than market value has triggered some debate. Some stakeholders
take the view that lands should be sold at full market value to provide revenue for transit infrastructure. On
the other hand, there is support for helping achieve more affordable housing in transit-served locations.
Generally, support for affordable housing is stronger in the region’s core (Seattle) and less so in smaller
outlying areas that want to see transit spur market development.

Some projects have contained all affordable units and some have been mixed market and affordable. All
development so far has been rental, consistent with general market trends.

The local market has been slow to warm to the idea of long term land leases, so there is a preference for
sale. Sound Transit hopes to make more use of land leases in the future.

Affordable housing units remain owned by the developer, with housing covenants in place to maintain
affordable rents.

So far, most development has been in the City of Seattle; Sound Transit has been careful to not be too
aggressive in promoting affordable housing in outlying communities. The agency is focusing on developing
guidelines for land acquisition, determining which property is suitable for housing, and determining how much
of a discount on land price is appropriate.

2.5.2 Los Angeles Region

City of Los Angeles

In late 2016, voters in the City of Los Angeles approved a measure to require that developers requesting
additional residential density provide affordable units or pay a cash-in-lieu fee. The same measure required
the City to create a program to provide incentives for affordable housing near transit. In late 2017, the City
initiated its Transit Oriented Communities (TOC) Affordable Housing Incentive Program. This program
encourages affordable housing within about 800 meters of major transit stops by providing additional density,
reducing parking requirements, and providing other incentives.

The affordable housing requirements in a project apply to total floor area (not just the new density). Affordable
units are secured by covenant (through the City’'s Housing Department) and continue to be owned by the
developer. Because there is little condo market activity in Los Angeles almost all of the housing being
provided in this program is rental.
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The affordable requirement was introduced at the same time as new density, with the increases intended to
exceed previously allowable density bonuses and intended (based on financial analysis) to ensure that
developers would have incentive to proceed under the TOC program. The available extra density is matched
to the level of transit service.

The parking reductions are also regarded as a key part of the incentive package.

While the TOC program has not been in place for long, the City indicates that about 10,000 new units, of
which 2,000 are affordable, are in the application process. This has caused some observers to wonder if the
City gave away too much density, but there is a debate about whether it is better to over-incentivize and get
more units than to worry about ensuring an even balance.

The TOC program exists in parallel with City's pre-existing density bonus program. Developers can evaluate
both options and select the optimal approach.

Los Angeles has also adopted a Linkage Fee for affordable housing, which is like an impact fee or like a
Development Cost Charge for housing. This fee applies to most new development including single detached
units, but TOC projects are exempt. The ratio of projects choosing the TOC route versus the density bonus
route increased significantly once the Linkage Fee and its exemptions came into force. City staff think
developers are preferring to absorb the cost of affordable housing into their own projects rather than write a
cheque for the Linkage Fee.

There has been some community backlash in areas that have received a large increase in development
activity. Some of this new development may be due to market conditions, not the TOC program on its own,
but some residents and politicians are wondering if the program should be revised to require more affordable
housing in order to slow the pace of activity.

The system for determining the affordable housing requirement and the incentives for a site is complex. In
simplified terms, the system works like this:

e The affordable housing requirements, availability density bonus, and other incentives are codified in the
City’s zoning, so they are generally “as of right”.

* Sites are classed as Tier 1 through Tier 4 depending on the level of transit service and the distance to
transit (Tier 1 is the lowest extra density and Tier 4 is the highest).

o Each Tier has a defined requirement for affordable housing, for which the developer has several options.
For example, a Tier 4 project requires that 11% of the units be affordable for Extremely Low Income
households, or 15% of the units be affordable for Very Low Income households, or 20% of the units be
affordable to Lower Income households. These income levels are defined in California state legislation.

o Each Tier has a defined increase in the number of dwelling units and a defined increase in density. For
example, in Tier 4, a project can increase the number of dwelling units by 80% and increase the allowable
density by 55%.

e Each Tier can achieve a defined decrease in required parking, ranging from 0 to 1 stall per unit.

e Each Tier also has other incentives such as reduced setbacks, reduced requirements for on-site open
space, and increased site coverage.

¢ Projects can achieve additional incentives if they exceed the affordable housing requirements for the Tier.
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LA Metro Transit Authority

LA Metro has a Joint Development Program that is intended to optimize the use of its properties for private
or public sector development.

The program is intended to achieve three major goals®:

* Transit prioritization, which includes preserving the ability to develop and operate the transit system
and using properties in ways that will increase transit ridership.

e Community integration, engagement, affordable housing, and design, which emphasizes
stakeholder engagement, compatibility of new development with the surrounding neighbourhood, high
quality design, and housing affordability. The target is to achieve 35% of new units being affordable for
households that earn 60% or less of the median income for the area.

* Fiscal responsibility, which includes maximizing revenue (although this is potentially at odds with the
affordable housing requirement), minimizing risk, and ongoing financial sustainability.

To contribute to affordable housing and increases in transit ridership, LA Metro makes surplus lands available
for residential development. Some sites are available for market development and some include affordable
housing (secured by covenant). If affordable housing is included, the value of the land can be discounted by
up to about 30% less than fair market value.

LA Metro’s role in new development is limited to making land available. The “Joint” in the program title does
not refer to direct investment in the housing.

The surplus lands are mainly lands acquired by LA Metro when preparing for new transit projects. Land
acquisition is managed strategically to optimize the opportunity for post-construction development
opportunities. These opportunities include:

» Sites that were acquired for construction lay-down and staging.
e Sites over transit infrastructure.

e Additional lands that were acquired strategically (e.g. buying whole sites rather than partial sites or
acquiring extra land to avoid creating awkward or undevelopable parcels post-construction), although the
agency is careful to avoid backlash due to “too much” government land acquisition.

Sites are almost always leased, on terms ranging from 55 to 90 years. The leases are usually prepaid, but
there is sometimes an annual rent component including percentage rent when retail is included. Land and
improvements revert to LA Metro upon lease expiry.

Almost all the housing is rental, which matches the overall market and is consistent with the leasehold land
tenure.

When a site is identified as a development opportunity, the first step is extensive community consultation with
residents and the applicable local government to develop an accepted vision for the uses, density, and height
of the project.

When there is a clear consensus on a development concept, LA Metro takes the site to the market via RFP.
Proposals are evaluated, and LA Metro selects a preferred developer based on criteria including affordable
housing and land price. LA Metro then enters into an Exclusive Negotiation Agreement with the selected

8 These goals could conflict, so presumably the organization seeks to find optimal balance.
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developer, with 30 months to finalize the development plan, agree on detailed financial and lease terms, and
obtain necessary municipal approvals. [f the concept requires rezoning, this is not usually a challenge
because of the extent of initial consultation. The final package of agreements includes the land lease, a joint
development agreement (which governs the concept), and a covenant on the affordable units.

The lease includes a positive obligation regarding commencement and completion of construction but there
is flexibility, especially to allow time for affordable housing projects to secure their financing.

Most of the properties that will become available were acquired long before they became potential
development opportunities. So, LA Metro regards these as not losing money if they are leased for less than
market value (although this implies that the agency does not weigh the opportunity cost). There does not
seem to be much pushback regarding the discounting of land value (which is allocating money to affordable
housing that otherwise could be applied to transit), apparently because the amount of money involved in the
discounts is a very small part of the total transit budget.

LA Metro estimates that the program has resulted in about 6,500 housing units so far, with another 6,000 in
the pipeline and likely to be developed over the next 5 years or so.

The program has also resulted in some retail and hotel development.

There is very large future development potential, as LA Metro has about 80 rail stations in operation and
another 90 being planned.

LA Metro interacts positively with the City of Los Angeles and its Transit Oriented Communities program. The
extra density made available by the TOC program helps make projects viable because of the extra density
and the parking reductions.

2.6 Other Research

An extensive literature review was not part of the scope of this project. However, the work included examining
some “overview” work by academics and housing advocates on the subject of inclusionary zoning, which is
a widely used tool to create more affordable rental supply.

Some key common points emerge:

* Inclusionary requirements tend to be more effective in strong real estate markets. This is because the
high value of market units (strata or rental) is needed to offset the cost of units provided at below market
rent. Without extra density, inclusionary requirements can only work (if at all) in the locations with the
highest market rents and strata prices.

* Inclusionary requirements are almost always linked to concurrent zoning-based incentives (such as extra
density, reduced parking requirements) to make projects viable. Inclusionary zoning on its own (i.e.
without density bonus or other incentives and subsidies) is not likely to produce many affordable rental
units, because development economics limit the proportion of affordable units that any project can
support in the absence of offsetting incentives.

e Inclusionary zoning where successful means that new market housing is happening. This means area
redevelopment, which can imply the conversion of older neighbourhoods to new, higher density areas.

* Flexibility in meeting mandatory affordable housing requirements is common, with some jurisdictions
allowing a cash-in-lieu option or the ability to provide units in another location.
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2.7 Perspectives of Housing Developers in Metro Vancouver

Discussion groups were arranged to learn about the perspectives of private and non-profit housing
developers in the region.

2.7.1  Perspectives of Local Private Developers

Several local developers of rental housing participated in a discussion about the challenges of developing
new projects. The group included developers who build projects to hold in their own portfolios and developers
who build for institutional portfolios.

The key messages from private rental housing developers in Metro Vancouver were:

1.

Itis getting more difficult to make new projects financially viable. High land cost is a major challenge but
in addition construction costs are rising and investor cap rates?® are rising. A key impact of rising cap
rates is that investors will pay less for a given asset, meaning that developers have to produce a project
at lower total creation cost (land plus construction plus profit).

Changes to rent regulations risk making new projects less likely. Investors are concerned about the risk
that rents will not be allowed to keep pace with market growth or with escalation in operating and
maintenance costs, and that rents will be not adjusted to recover reasonable renovation and update costs.

Rental does not work if full market value must be paid for land. Rental requires that new density be
created via rezoning, with the density available at less than market land value. Some developers argue
that new density for rental should have no cost (i.e. no Community Amenity Contribution) and it is better
for local government to maximize the incentive for rental construction rather than worry about under-
realizing potential CAC revenue.

Approvals processes are too complex, too time-consuming, and too expensive. Developers familiar with
Vancouver and Seattle indicate that project approvals are significantly faster in Seattle. Developers also
express concern that “affordable” is defined differently across the various municipalities in Metro
Vancouver and suggest that there be more consistency in approvals processes and requirements.

Developers suggest that there should be more flexibility in finding ways to meet rental housing
requirements. Once the value of an affordable housing contribution is agreed on in a rezoning process,
there should be some flexibility as to whether the affordable housing requirement is satisfied by units on
the site, units in another acceptable site, or via cash-in-lieu paid into an affordable housing fund. Not all
projects can easily accommodate affordable units on site, so this flexibility would allow more projects to
proceed.

When a development project is required to include affordable rental units, developers would prefer to
retain ownership of the units (with the obligation to maintain rents at agreed-on levels) rather than have
to turn ownership over to the municipality or a non-profit.

Developers generally prefer to not have to use airspace parcels or other means to integrate affordable
rental projects into strata projects or market rental projects, if the affordable units will be owned by another
entity. Developers and investors prefer to avoid future negotiations or conflicts with other parcel owners
regarding the timing and amount of capital expenditures, the amount of strata fees, timing of renovation

9 A “cap rate” or capitalization rate is a commonly used, simple indicator of investment performance which links the net operating
income from an income-producing asset to its value. Appendix 3 contains a detailed explanation.

PAGE 29

* . ’Jw Wg:\l?gberg
coriolis. %gm DRAET

CONSULTING CORP.

Consulting
Inc.



and other asset management decisions. They much prefer stand-alone, independently owned rental
projects.

2.7.2 Perspectives of Non Profit Housing Developers

Several non-profit housing agencies participated in discussions about the challenges of developing new non-
profit projects. These discussions occurred over two workshops and one conference call, with different
participants in each.

The key messages from the non-profit rental community were:

1.

Most non-profits are developing lands they already own or that are provided to them pursuant to rezoning
negotiations. Few are in the marketplace buying development sites.

Their main financial challenges are finding sufficient capital funding and (for very low rental projects)
operating funds.

The non-profits generally find local government approval processes too long, too complex, and too costly.
They also sometimes find that local government expectations regarding design, construction quality, and
servicing costs make it challenging for projects because of the extra capital cost. The non-profits generally
think local governments could do a better job of fast-tracking approvals for affordable housing project and
adapting requirements to match the budget constraints of affordable housing. They don’t expect
municipalities to approve bad design or poor quality, but to be reasonable in the expectations imposed
on non-profit projects.

Non-profits generally prefer to own and manage stand-alone buildings where they have control over the
building, the units, and long term decisions about capital investment or redevelopment. This avoids the
need to negotiate with other owners about operations, budgets, and major decisions. It also gives them
the ability to more easily cross finance projects (e.g. use the value of one project to assist with financing
new projects) and it allows them to benefit from appreciation in the land.

Non-profits generally think that affordable rental units should be controlled by non-profits not by private
developers. They believe that even though private developers can be bound by covenants and operating
agreements there will be a tendency to stick to the “letter of the law” rather than make decisions that are
in the best interests of the renters. The missions of non-profits are generally aligned with the core
objective of affordable housing, so are likely to produce better long term outcomes for renters (such as
improving affordability when refinancing allows smaller rent increases).

When non-profits have to partner with private developers on mixed tenure developments, there is a
concern that some non-profits are not as well-equipped as they should be to negotiate deals. There may
be times when non-profits don’t maximize their outcomes in these deals or when the private partner
achieves better returns because the non-profit receives less.

Non-profits think that local governments should be doing more to reduce the construction cost of new
projects, by reducing approvals times, reducing parking requirements, or waiving DCCs. They
acknowledge that some municipalities are doing a good job, but others do not appear to put enough
priority on taking steps to make rental housing cost less to build.

Non-profits sometimes experience neighbourhood resistance to increased density and to the inclusion of
some kinds of affordable housing. More planning work or more effective engagement processes are
needed to identify and confirm locations for higher density, diverse housing development.
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9. Non-profits have mixed views on how private developers should meet affordable housing obligations
associated with rezonings. Some see the financial value of allowing developers to provide units in
locations where housing costs are lower (lower land value, lower density that can be built with wood
frame), so that a given housing contribution could yield more units, but there is concern about affordable
housing being relegated to poor locations and there are different perspectives on whether there should
be a diversity of housing options in all locations or whether diversity should be achieved at a broader
community scale. Where affordable housing is provided on the same site (or in the same building) as
market housing, non-profits are not supportive of making sharp distinctions between housing types, such
as segregated outdoor spaces or separate entrances.

10. The non-profits perceive that there is a wide variety of organizations that own land that could be used (in
whole or in part) for housing, but they don't take action because they have not traditionally been involved
in the housing sector. School districts with surplus lands, Legions, local libraries, and labour organizations
are examples of organizations that have land that could possibly be used for housing without necessarily
reducing the ability of the agency to meet is primary objectives. Some of these agencies are beginning
to explore ideas; for example, the Vancouver School Board is exploring the idea of creating housing for
teachers on school sites with extra land. However, the non-profit housing providers think that more non-
profit and government entities could get involved in providing land for housing. They will need technical
and financial assistance and will have to adjust their mandates accordingly.

11. Some non-profits perceive that the private sector aims to make too much profit from housing
development, a perspective that likely stems from very different motivations and different perspectives
on return on investment and risk.

12. Some non-profits suggest that there is an important role for governments (local, Provincial, and Federal)
to create larger portfolios of land that can be made available for affordable housing development, so that
affordable housing providers do not have to rely so heavily on rezoning, density bonusing, or CACs to be
able to develop projects. Vienna is cited as an example of a city in which government has assembled
over time a large portfolio of land that is used for rental housing with rents set at affordable rates based
on incomes.

2.7.3  Similarities and Differences

Both groups have similar perspectives on some items:

* They prefer independence in the ownership and operation of affordable housing projects,
e They think approvals process need to be shortened and reduced in complexity,

* They both deal with the challenge of high land value.

They differ with regard to the ownership of affordable housing:

* Developers would prefer to keep the units, with rent restrictions, as this is better financially and they
believe it could yield more units.

* Non-profits see themselves as more likely to prioritize the interests of renters, including increasing the
affordability of rents over time.
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Part 3: Strategies to Address Land Availability and High
Land Cost for Rental Housing

This part of the report describes and evaluates four possible strategies for addressing the barriers of land
availability and high land cost.

3.1 Acquiring and Deploying Land for Affordable Rental Housing

One obvious way to eliminate land cost as a financial barrier to new rental housing construction is to make
land that is owned or controlled by local entities available on favourable terms. This already happens in a
variety of ways:

e There are non-profits that have operated affordable housing on sites they have owned for a very long
time. These agencies can redevelop and densify their sites without having to make a new outlay of cash
to buy the site.

e There are non-profits, such as churches, that are using part of their sites to accommodate new market
and affordable housing. Such groups may be trying to extract some value from their land to fund new
facilities and to support new housing.

e Some local governments have made civic land available on favourable terms for affordable housing
construction, such as long term land leases for a nominal land rent.

* Regional, Provincial and Federal agencies have developed land, or made it available for affordable
housing.

As shown earlier in Exhibits 1 and 2, eliminating land cost has a large impact on the financial viability of
affordable rental and market rental (although it is not enough on its own to deal with the challenge of affordable
rental housing for households with low income).

It would not be helpful to suggest that the only way to deal with the land availability barrier is for non-profits
and governments to just go acquire a large new portfolio of property that could be made available for rental
construction. This is a solution, of course, but one that involves significant capital outlay to acquire enough
land to make a dent in the need for new units. As this is not currently happening on a large scale, it is
reasonable to assume that, for now, governments and non-profits are not able or willing to make this
additional investment. Non-profits rely on philanthropy and grants, so their ability to acquire property in the
market place is limited by their funding. Governments rely on taxation and have many competing priorities for
spending; a significant new outlay for housing land requires increasing taxes or shifting spending away from
other programs.

This section concentrates on ways to make land available without large new outlays of cash.

Three different approaches are considered:
1. Deployment of lands already owned by local governments or other local and regional government entities.
2. Creative acquisition of land by local governments and other local and regional entities.

3. Deployment of lands already owned by non-profits. (New acquisition by non-profits is not considered, as
this means either getting access to lands in the two above approaches or obtaining funding to acquire
land).
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3.1.1  Deployment of Lands Already Owned by Local and Regional
Government Entities

As previously noted, this already occurs albeit on a limited scale. Several municipalities have made civic-
owned lands available for housing on favourable lease terms.

More of this could be done, if agencies with land are willing to become more creative in the use of their
property to achieve multiple objectives.

Before exploring these possibilities, though, it is important to understand that this approach has financial
consequences that should be considered when making land available.

Lands that are already owned, especially if they were acquired in the past at relatively low (by current
standards) cost, can be made available without a new investment of cash or new borrowing. Such lands,
however, should not be thought of as “free”. Lands owned by local and regional entities could be made
available for sale or lease on the open market for urban development. Disposing of the land in this way would
yield the market value of the land, which would then be available for a wide range of civic purposes including
capital expenditures on civic facilities, paying down debt, or funding municipal operating costs, any of which
would presumably mean that municipal taxation could be lower than it otherwise would be. Allocating land to
affordable housing, at no cost or based on very modest return, means foregoing alternate uses of the land
and foregoing the revenue that could otherwise be obtained (i.e. the opportunity cost). This can be a
reasonable choice, if housing is a local priority, but it is a choice that should be recognized for what it is: an
allocation of a resource that could otherwise be used for other civic purposes or financial outcomes.

The financial impact of foregoing some or all of the revenue from land disposition is obviously directly
proportional to the value of land in each submarket and depends on what the land could be otherwise used
for. If strata is the most likely alternative market use of a site considered for rental housing, the range in values
in Metro Vancouver is wide. Land values for most residential development sites in the region are in the range
of about $50 to $500 per square foot of developable floor area’®.

One way to make the financial trade-off is to make land available for housing at no or low initial cost, with a
requirement for future land rent payments when net operating income permits. This could be called patient
investing, as it foregoes the initial revenue from sale in favour of longer term returns from leasing.

Municipalities of course could choose to value land at less than strata values; they could set their expectations
based on the value supported by affordable housing or the value supported by “rental-only” zoning. However,
this does not change the fact that this would be a deliberate choice to forego revenue. It could be financially
challenging for a local government to forego this revenue, so this suggests it is worth looking for properties
that could accommodate affordable housing but that would not otherwise be marketable, disposable, or
developable as prime private development sites.

For example, some land allocated for civic uses could possibly also include housing, such as recreational
and community facilities, libraries, or schools.

10 Of course there are sites outside the low and high end of this range, but this range likely captures 90% or more of development
properties. So, a site of 25,000 square feet zoned for residential at FSR 2 (which is achievable in a low rise form) would be worth
$2.5 million to $25 million depending on which submarket it is in.
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There are many illustrations of this kind of opportunity in Metro Vancouver, such as:

e There are many properties owned by School Districts that are larger than required for the operation of
the school. Vancouver School Board has expressed the intention of looking for opportunities to
incorporate rental housing for teachers at sites that have the capacity. Across the region, there are many
sites where this is an option although there are tradeoffs involved. Housing on school sites must either
occupy a portion of the site that would otherwise be open space (which could be surplus to the required
land area for operation of the school, but which the community might regard as “park”) or must be
integrated into the construction of a new school building, which will require special care with regard to
safety and operations.

o Civic properties used for some kinds of recreation facilities could incorporate rental housing, if there is
unused land or there is potential to integrate housing into a new recreation/civic complex. (This is not a
municipal example, but an illustration of this approach is the rezoning application by YMCA to redevelop
its existing older recreation facility on West 49th Avenue near Cambie Street in Vancouver, with a rental
housing project to be developed on top of the new Y recreation facility).

e The City of Vancouver has several older community branches of the Vancouver Public Library that are
typically on major commercial streets with good bus service. These facilities are aging and could be
redeveloped as mixed use projects with a new library at grade and affordable housing above.

* Properties owned by the Province or Canada that could be made available for affordable housing as part
of redevelopment projects.

e There are potential development properties at several existing stations on rapid transit lines in the region.
Some of these are admittedly complicated in physical terms, but they could be reconfigured to yield
housing development sites. The King Edward station on the Cambie line has already been used for
housing (mostly strata), illustrating the potential for this form of development. Other possible examples
include:

o Airrights development over transit stations.

o Creative use of segments of the Expo line right of way that are larger than needed for transit. There
are such sites in Burnaby, for example.

o Reconfiguration and new development at bus interchanges such as at the Nanaimo and 29th Avenue
stations on the Expo line.

For these transit-related properties to become sites for affordable housing, several steps are needed.
First, there would have to be cooperation between TransLink and other involved property owners. For
example, much of the Expo Line occupies land owned by BC Hydro. TransLink has the right to use this
land for transit but not housing. BC Hydro can’t use the land for housing if it impairs TransLink’s rights. A
cooperative approach is essential. Second, local governments would have to be supportive of high density
development in these locations. Third, all parties would have to agree on development concepts that are
financially viable and include some affordable housing. Not all of these will prove to be feasible
development sites. However, across the region there are likely many properties that could be put to use
for affordable housing if the public sector owners are willing to think creatively about multiple uses of sites.
Lastly, TransLink and other land owners must be willing to achieve less than “highest and best use” value
for sites in order to support affordable housing. This will require careful consideration as it means that
less revenue would be available to apply to transit infrastructure. Other transit agencies — such as Seattle
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and Los Angeles — have made this shift because their mandates have been broadened to also include
helping achieve affordable housing at transit locations.

3.1.2  Creative Acquisition by Local and Regional Entities

Local and regional agencies have ways to acquire potential housing sites that do not involve significant direct
expenditure.

Local Governments

Local government have the ability to acquire land, either by negotiating the purchase or by expropriation, for
civic purposes which could include affordable housing. However, these approaches require paying market
value for land.

For local governments to acquire land without paying market value, the main opportunity is to negotiate to
take title to parcels of land that are part of large rezoning and redevelopment projects. Such parcels would
be considered amenity contributions and could be in place of obtaining other public benefits such as cash
contributions, amenities, or units within a project. The advantages of taking parcels of land include:

+ flexibility to make the site available for different forms of housing and to different housing providers.

+ ability to have stand-alone affordable rental housing projects that are not incorporated into projects with
other kinds of units.

s perpetual ownership, which allows control over future long term redevelopment and access to land value
growth in the long term.

This approach obviously only works with large scale redevelopment projects in which (a) there is enough
extra density being provided to the developer to offset the cost of providing the parcel and (b) the site is large
enough to enable subdivision to create multiple parcels.

Local governments launching area planning programs, that anticipate redevelopment and densification, also
have an opportunity to aid affordable housing by planning for residential development on civic lands and in
some cases by acquiring key sites that are likely to have increased density.

TransLink

One regional agency with a significant future opportunity to acquire new land for housing is TransLink, if its
mandate is broadened to include support for affordable housing. When acquiring lands for new transit
infrastructure, TransLink has tended in the past to acquire the minimum needed to meet its transit construction
needs, because this is consistent with the South Coast British Columbia Transportation Authority Act (the
legislation that defines TransLink's responsibilities and powers), which states that:

e The purpose of the agency is to “provide a regional transportation system” (Section 3).

s The agency must “...acquire...real or personal property required for the regional transportation system”
Section 4.1.e).

e The agency may acquire land “...other than by expropriation that is not required for the current
plans...but...will be required in the future” to facilitate the construction of the regional transportation
system (Section 6).

e The agency may “to carry out its purpose” expropriate land (Section 6).
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¢ The agency may “hold, manage, develop, and dispose of land” (Section 6).

These extracts indicate that TransLink is not specifically empowered to become a housing agency or to
acquire land with the primary objective of helping address housing affordability. TransLink’s internal policies
support working with partners to deliver affordable housing, provided TransLink receives full market value for
its land and does not provide any subsidy.

However, other transit agencies (see the Seattle and Los Angeles case studies) have had their mandates
broadened to recognize that the process of acquiring land for the construction of new transit facilities creates
the possibility of also working toward the collateral objective of making land available for affordable housing
development. The Seattle and Los Angeles regional transit authorities have adopted a strategic approach to
land acquisition for transit projects in order to watch for and act on opportunities for post-construction housing
development, such as:

e Choosing station locations with an eye to transit system design as well as opportunities for redevelopment
including affordable housing.

e Acquiring sites with an eye to optimizing the potential for post-construction disposition of land or air rights
for housing development.

e Acquiring land well in advance of transit construction, to minimize acquisition cost and to create potential
for gain in land value.

* Disposing of some lands at less than market value, to assist affordable housing creation.

These strategies could be applied by TransLink in Metro Vancouver when it is acquiring land for construction
or expansion of transit facilities.

To implement this approach, TransLink would need:

* Acceptance of (or legislative amendments to permit) an expansion of its ability to acquire land beyond
the strict requirements for transportation construction.

e The ability to dispose of surplus lands for residential development at less than market value where such
disposition is in aid of creating affordable housing near transit. If surplus TransLink lands were zoned so
as to require affordable housing, the market value constraint would be sidestepped because the lands
would have reduced value.

3.1.3  Deployment of Lands Already Owned by Non-Profits

Non-profits that are already housing developers have land and have the wherewithal to tap sources of funds
and expertise to develop (or redevelop) projects.

In Metro Vancouver, there is a wide range of non-profit or charitable entities that have lands for some purpose
other than housing. Some of these have ventured into affordable housing, but many have not.

Some examples of projects by entities that are not housing developers per se include:

* Some churches have used surplus portions of their sites to accommodate residential development to
generate revenue to apply to new or improved church and community facilities and/or to apply to
affordable housing construction.

e YMCA has leveraged its land holdings to fund new recreation facilities and is now also considering
incorporating rental housing in a new project.
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e A Vancouver teachers’ association is proposing to redevelop its office site to create new, expanded office
space for its organization and to include rental housing in a mixed use development.

There are opportunities scattered across the region for more initiatives like this.

Legions, labour organizations, and churches are examples of users with properties, many of which are in
locations in which redevelopment including housing would be appropriate. While registered charities have
restrictions on the kind of housing they can provide, these organizations are not constrained from making
sites available for housing development by others (either market rental or affordable rental).

Non-profits report that there are barriers for these kinds of organizations, including:

e Their current mandate does not include housing.

e They are run by volunteers, who may not have the inclination, time, or expertise to consider
redevelopment including housing.

 They may be short of funds for the necessary initial work for feasibility analysis and engagement with
municipal approvals processes.

These kinds of non-profits would benefit from easy, economical access to development planning assistance,
to help them explore the potential for redevelopment to unlock value to create new facilities for their primary
purpose as well as provide rental housing. For new rental housing created in this way to be affordable, the
non-profits would have to be willing to receive less than full market value for their land.

3.2 Using Rezoning to Achieve Affordable Rental Housing Supply

The use of municipal zoning powers has been the principal means by which local governments have tried to
address the need for affordable housing in Metro Vancouver during the last 20 years or so.

In BC, local governments have two different ways to use zoning, based on the Local Government Act, to
obtain public benefits including affordable housing. These are usually called Density Bonusing and
negotiated Community Amenity Contributions.

Density Bonus

Density bonusing is authorized by Section 482 of the Local Government Act (and a similar provision in the
Vancouver Charter), which gives municipalities the ability to zone land for a base density, which is achievable
without providing any public benefits, plus supplemental density that is available (at the developer’s option)
in exchange for providing prescribed public benefits. The public benefits can be in the form of community
amenities, affordable housing, cash-in-lieu, or some combination.

When used to achieve affordable housing, a density bonus zoning bylaw may include conditions relating to
the affordable housing including the number and kind of units and may include the requirement to enter into
a housing agreement as defined by Section 483 of the Local Government Act. A housing agreement can
specify the form of tenure of the units, the availability of units to “classes of persons”, and the rents or sales
prices that can be charged (or a formula for determining them). Such agreements, therefore, are broader in
scope than “rental only” zoning, because of the ability to set rents and define specific target client groups.

Density bonusing has these advantages for affordable housing:

e |tis explicitly permitted in the Local Government Act.
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¢ |t can be tied to a housing agreement registered on title, which can specify conditions including rental
tenure, target tenant types, and rents.

o |t requires an explicit, transparent link between the extra density that is available and the benefits that
must be provided. This is good for developers and community groups looking for predictability.

¢ It can be implemented via area-wide rezonings, eliminating uncertainty in the planning and approvals
process for areas undergoing redevelopment and densification. In these cases, the density bonus bylaw
requires that the municipality decide in advance on its allowable densities and priorities for public benefits
rather than determine them site-by-site. This “pre-zoning” reduces approvals time, cost and risk. This
approach is most effective when potential development sites in an area have similar attributes in terms
of existing use and proposed new density.

There are some disadvantages:

* |[f applied via advance rezonings of areas, there is a loss of flexibility in defining the achievable density
and the required public benefit contribution, because the density and benefits are formulaic not tailored
to each project.

o |f applied via advance rezoning of areas, the quantum of public benefit per increment of new density must
be set to work on all redevelopment sites; this means the benefit contribution is not “right sized” for each
site, which inevitably means the total public benefit yield from an area will be lower than if the contributions
were determined on a site-by-site basis.

e The bylaw must be updated regularly to make sure the density and the benefits schedules (either for
physical benefits such as affordable housing or cash-in-lieu) are current.

Community Amenity Contributions

Negotiated Community Amenity Contributions (CACs) are also sometimes called voluntary amenity
contributions or something similar. This method involves negotiations between the municipality and the
developer regarding the provision of public benefits as part of a rezoning package for a specific site that
includes a change in use and/or a change in density.

BC municipal law does not explicitly empower local governments to exchange density for public benefits.
This ability flows indirectly from other elements of municipal governance, as follows:

e InBC, elected Councils have the full authority and responsibility for deciding whether a change in zoning
is in the community interest. Councils do not have to modify their zoning bylaws to match the land use
policy in their Official Community Plan, so can make individual rezoning decisions based on the merits of
each application. (It is noteworthy that there are jurisdictions where a change to a community plan
automatically triggers an obligation to make corresponding amendments to zoning). Except in rare cases
in which a municipality acts outside its authority or fails to adhere to procedural requirements, there is no
avenue to appeal a zoning decision to the courts (which is also different from jurisdictions where there is
an appeal mechanism).

s Councils have an implied obligation to consider the interests of the community when making rezoning
decisions, which includes determining whether a rezoning would impose unacceptable impacts or
financial burdens on the community, such as a need for investment in infrastructure or amenities, traffic
impacts, or impacts on the affordability of housing.
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o Because new density has value, developers have an incentive to address the impacts of developments
or to provide benefits that attract support for (or at least lessen opposition to) projects. The new density
is typically available on terms that (after providing public benefits) still generate some lift in land value for
the land owner and create the opportunity for the developer to earn profit on the additional floorspace
allowed by the new density. This creates the potential for a win-win-win in which there is additional land
value for the land owner (providing an incentive to sell land into the redevelopment market), additional
opportunity for the developer, and benefits for the community and local government.

Because of these conditions, it has become common for local governments in BC to negotiate for public
benefits when properties are being rezoned to allow redevelopment. Sometimes these contributions are
negotiated on a site-specific basis when a property is proposed for rezoning. In other cases, the local
government uses a target rate (expressed as dollars per square foot of additional density) that is intended to
be more efficient and more transparent by simply articulating the expected contribution rather than requiring
a site-by-site analysis and negotiation. Determining the appropriate CAC (or benefit required for a density
bonus) requires an understanding of the housing market and development economics, as well as skill in
negotiating.

For the development industry and the community to have confidence in the outcomes and the fairness of the
process, there is also a need for consistency and transparency. Municipalities in Metro Vancouver use
different approaches, have different expectations, and have varying skill sets which result in different
outcomes. This causes some criticism of CACs, as they are not always predictable, transparent, or consistent.

Municipalities have discretion to use CACs for amenities (e.g. child care, recreation facilities), affordable
housing, or other public benefits. Policy is needed to set out local priorities for the allocation of CACs among
possible uses.

CACs in the Housing Market

Density bonusing and CACs are commonly used in Metro Vancouver. Municipalities and the development
sector are generally very familiar with (if not always equally supportive of) the concept.

Because these approaches are widely used, this report does not include a detailed introduction to these tools;
this information is available in a variety of publications. However, based on extensive work with local
governments and the development industry on the application of these tools, there are some key points worth
noting about how CACs play out in the housing market.

First, it is necessary to address the claim that is sometimes made that the cost of amenities is passed on to
renters and buyers in the form of higher prices. This is not true, for two reasons.

One reason is that residential prices and rents are set by the market; developers cannot arbitrarily add a cost
onto market price. It is easy to demonstrate that cost and price are not necessarily in lock-step:

* In Metro Vancouver, over the last few years condo prices have been rising at over 10% per year (until
the market downturn starting in 2018 due to new taxes and tighter mortgage rules). Construction costs
have been rising, but not as fast. Something else is driving price.

" For example, the average annual change in the Greater VVancouver Apartment Housing Price Index published by the Canadian
Real Estate Association for the period December 2012 to December 2017 was 12.3% per year, while the average annual change
in the Apartment Building Construction Cost Index for the Vancouver Census Metropolitan Area published by Statistics Canada
was about 2.3% per year over a similar time frame.
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e Prices vary widely across the region (for example a new mid-market strata unit in Vancouver can sell for
two or more times the price of a similar unit in Surrey, even though construction costs do not differ by that
much). Higher demand is pushing price, not higher costs.

o Suppose a developer can complete a new project with total cost for land, construction, marketing,
municipal fees and a typical allowance for profit all amounting to $800 per square foot. But new units in
the neighbourhood are selling for $900. Does the developer sell at the prevailing market price or at the
lower “cost plus” price?

Secondly, and this is the more important point, public benefits from rezoning (either density bonus or
negotiated) are always linked to a change in use and/or a change in density that increases the physical
capacity for development. This increased capacity for development (i.e. density) has value, because it is
equivalent to buying land. Local governments in Metro Vancouver almost invariably seek public benefits
(amenities, cash-in-lieu, or affordable housing) that cost less than the market land value of the extra density.
In effect, private developers tapping extra density in this way could bring units to the market at less than
market price if they took the cost-plus approach to setting sales price. They don’t because prices are set in
the marketplace by the demand for and supply of new units. Not-for-profit developers can bring housing to
the market at lower rents if they obtain extra density at less than its market value.

By making rezonings more likely to be approved (by generating benefits that offset some of the impacts and
make redevelopment more acceptable than it otherwise would be), by adding new physical capacity (i.e.
density) for housing, and by making capacity available at less than the market price of land, density bonusing
and the payment of CACs do not cause upward pressure on housing prices. The opposite is true: by helping
add supply, these tools put downward pressure on housing price'2.

Charging CACs per se does not impact market pricing. However, the process of determining a CAC can have
an effect on the market, in these ways:

* |f negotiating a CAC adds to the length of the approvals process, then the pace of new development is
slowed. Restricted supply in the face of strong demand adds upward pressure on price.

o [fthere is high degree of uncertainty about CAC amounts, it can impair the ability of developers to acquire
land, as buyers and sellers might make different assumptions about the amount of the CAC.

e If there is inadequate transparency about how CACs are determined, the community may perceive that
developers are getting too much for too little, resulting in opposition to projects.

Another important point about CACs is that local governments and citizens sometimes overestimate the value
of additional density in their communities. The value of density is essentially the value of land, when
expressed in dollars per square foot of developable area. Density is more valuable where land values are
higher, so the ability to achieve public benefits from new density is much lower in (say) Maple Ridge than
(say) West Vancouver.

The value of extra density can even vary widely from project to project within the same neighbourhood. This
can happen because:

e Some sites have views, better access, or other features that will command higher prices.

12 A typical rejoinder to this is “then why aren't prices falling?”. The answer is that downward pressure in a rising market can
mean prices are still rising but not as fast as they would be in the absence of the new supply. The fact that prices are still rising
does not mean that CACs are causing a problem; it could just mean that the total growth in supply is still not enough to actually
move price down.
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e Some sites are occupied by existing uses that support a high land value (e.g. a group of single detached
houses or a shopping plaza). It may be that redevelopment under existing zoning does not support
enough land value to make these viable development sites (i.e. the market values them as holding
properties). In order to stimulate redevelopment, some additional density must be provided at no cost in
order to support enough land value to outcompete the existing use. Only density above this
redevelopment threshold could support the provision of a CAC.

e New density for rental housing is worth considerably less in this region than new density for strata
residential. Municipalities cannot expect the same public benefit contributions (if any) from new rental
that they would get from new strata density.

e The high cost and long time frame for many rezoning processes can reduce the value of the extra density
that comes out at the end of the process.

e Higher construction costs, sustainability and green building requirements, rental replacement policies (for
sites that have existing rental stock), off-site engineering requirements, and other costs can all reduce
the value of extra density.

A final important point is the implications of not seeking CACs at rezoning.

The land market is extremely good (and fast) at capitalizing development opportunity into land values. If the
market perceives that extra density is forthcoming without any requirement of CAC, then the value of this
extra density becomes part of the value of development sites. One might wish that not charging a CAC would
reduce development costs, leading to lower house prices. In fact, not charging a CAC enables developers in
a competitive market to bid up the price of land for which density increase is expected. Housing prices would
be unaffected, developer profits would be unaffected (except for those who bought land before the new
density was a possibility), and land lift that could otherwise have been channeled to amenities or affordable
housing will flow to land owners.

Improving Density Bonus and CAC Approaches

This section of the report now turns to how these zoning-based tools might be better used to achieve
affordable housing benefits.

It is beyond the scope of this report to make detailed suggestions about every Metro Vancouver municipality’s
use of density bonusing or CACs. Based on long experience with working with many Councils, planning
departments, and developers, though, some general suggestions for using density bonusing and rezoning as
means to facilitate the construction of more rental housing are provided.

Density bonusing and rezoning are the primary means to create additional capacity for housing construction.
There are two ways that extra density can lead to more capacity for housing:

o There is an obvious increase in the physical capacity for housing when density is increased.

* The addition of new density can cause properties that are not currently viable for redevelopment to
become so'.

13 This point is important and worth explaining in detail. If a property is more valuable in its current use (e.g. older single detached
housing or older commercial space) than as a redevelopment site, then the property is a holding property and its zoned capacity
cannot be accessed by new development. To tip the balance in favour of redevelopment, it can be necessary to add density
without expecting an amenity contribution. This can be illustrated with a simple example. Suppose a potential redevelopment
site has an area of 25,000 square feet and is occupied by 5 houses on 5 single detached lots. Suppose these houses have a
market value as single detached homes of $1.5 million on average, so $7.5 million in total value. Now suppose the land is
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To aid in creating more affordable rental housing, extra density must be used in one of these ways:

e The extra density can be used for strata housing, to create new land value. Some of this new value can
fund affordable housing provided by the developer (on site, off site, or cash-in-lieu).

* The extra density can be restricted to rental housing, in which case the new density has less (or no) value
but it gives the developer the opportunity to construct rental housing without having to acquire land. The
rents in such housing must be financially viable, meaning that some of the units will have to be at market
rent, but it is not difficult to analyze the financial performance of the rental housing to find the mix of
market and non-market rents that produces the maximum number of affordable units in a financially viable
project. As shown in Exhibits 1 and 2, the private and non-profit sectors both have breakeven rents below
which rental housing must be subsidized, even if land cost is zero. These breakeven rents are averages,
so if the average required is say 80% of market value, this can be achieved by a mix of 50% of units at
full market value and 50% of units at 60% of market value. Adding more density can increase the number
of affordable units as long as the required breakeven average rent is achieved. Where market rents are
not sufficient to make new development feasible, adding density does not help and having a mix of market
and below-market units makes the numbers worse.

Using extra density in this way means that there will be less revenue for other kinds of amenities (e.g. child
care, community facilities). There is a trade-off that local governments must make between using the value
of new density to support affordable housing, other community amenities, or some combination.

The value of extra density is higher when the cost of rezoning is lower. If rezoning and negotiations are time-
consuming, costly, and risky then the realized value of affordable housing or amenities will be reduced.
Municipalities can achieve better outcomes if approvals processes are expeditious, if community plans clearly
designate locations where redevelopment is desirable and supported, and if the demands on new projects
(in terms of design features, community engagement, sustainability requirements, and other requirements)
take into account the impact on project feasibility, timing, and cost. Private and non-profit developers in this
region identify the cost and complexity of local government approvals processes as impediments that slow
the pace of new supply and that result in some projects not proceeding.

There are several ways in which density bonusing and the rezoning process could be improved to support
the creation of more rental units and to increase the pace at which they are developed:

1. Support the construction of more housing in general and more rental in particular. There are
commentators who say that the solution to housing affordability is not increased supply and that more
rezoning is not needed; they note that housing supply has been increasing and that prices are still going
up anyway. They also note that non-local demand has helped to drive housing prices up and that non-
local demand could be almost unlimited in a world with mobile capital and a rising middle class in large

currently zoned to allow multifamily development at FSR 2 and that multifamily development sites values are about $125 per
square foot of buildable area for strata residential in this location. This means a strata multifamily developer could pay at most
about $6,250,000 (25,000 square feet of site times FSR 2 times $125) for this as a redevelopment site. This is less than the
value as single detached homes, so this land is likely to remain in its current use. To shift this property to being a redevelopment
site, additional density is needed. To reach the $7.5 million supported by the existing single detached use, the site needs a
density for strata of FSR 2.4 ($7.5 million in target value divided by $125 per square foot buildable means that the redevelopment
needs 60,000 square feet of building area; 60,000 square feet of space divided by 25,000 square feet of site yields FSR 2.4). If
the area is regarded as suitable for development to say FSR 2.7, which is achievable in wood frame in a 5 or 6 storey building,
and if the aim is to have this site immediately financially viable for redevelopment, then a rezoning to FSR 2.7 would have to
provide the first 0.4 FSR (from 2.0 to 2.4) of density for strata at no cost and the balance of 0.3 FSR (from 2.4 to 2.7) could be
provided in exchange for an amenity contribution if the density is used for strata or little or no contribution if the density is required
to be affordable rental.
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nations. These observations are partly correct. Non-local investment has added momentum to house
sales prices but does not significantly affect the rental market. In the rental market, the primary solution
to reducing vacancy and reducing rent growth is the creation of more rental housing. There is existing
zoned capacity to accommodate a large increase in units, but this capacity is generally priced based on
strata potential or based on the value of existing land uses (e.g. single detached homes or older
commercial space), so it is not available for rental housing. The most important policy refinement needed
is to identify good locations for density increases to accommodate more housing, to use density bonusing
or negotiated amenity contributions to make some of this new density available for rental housing, and to
help increase the pace of new development.

2. More advance planning and faster approvals to for new housing development. Assuming that the
locations for more density and redevelopment are chosen based on rigorous and consultative planning
processes, then density bonus or rezoning can occur with less debate and delay for each development
proposal. Area-wide rezoning to allow density bonus requires advance planning to set important
development parameters such as uses, density, heights, parking requirements, and others. It is not good
practice to approve high density just because it could yield more benefits, if the density is not appropriate
based on other criteria such as community acceptability, urban design, transportation demand,
infrastructure, amenities, and services. However, it is also possible to aim too low for the density of new
urban development locations. Municipalities that place a high priority on accommodating more affordable
rental housing will have to accept that this requires a significant increase in the supply of new units. With
the limited land base in Metro Vancouver, new supply requires the designation of lands for higher density,
preferably in locations with existing or planned frequent transit service. Rezoning decisions are usually
easier when they are occurring in the context of a community plan. A plan that sets out long range policy
for uses, heights, and densities in an urban node provides the context for individual rezonings, so that
each project does not have to start from scratch in coming up with an appropriate development concept.
Investments in community plans will pay off in the form of faster approvals, more transparent decisions,
and ultimately more public benefits

3. Clearly defined priorities for public benefits. Municipalities should go through a robust process to
determine their priorities for affordable housing and other amenities before trying to implement density
bonusing or amenity contribution policy. Delays or debates within city hall on a case-by-case about what
benefits to seek will delay approvals processes, add to cost (which reduces the potential for benefits),
and delay the delivery of new units to the market.

4. Clearly defined affordable housing priorities. “Affordable housing” is not a standardized term.
Municipalities wanting to achieve affordable housing using zoning tools must decide on the relative
importance of (for example) seniors housing, housing aimed at parts of the workforce, housing for very
low income groups, or other segments of the community. Different forms of affordable housing will have
different impacts on project economics. For example, requiring a portion of units to be market rental will
typically yield more units than requiring units to be turnkeyed to a municipality or non-profit at no cost.
These priorities should be settled by policy in advance, not worked out during the approvals process for
individual projects.

5. Ensuring Project Viability. Every development project seeking additional density has a finite ability to
provide public benefits in the form of affordable housing, amenities, contributions to infrastructure, public
art, sustainability, or cash-in-lieu. Local governments need to understand the limits on providing public
benefits in order to make sure that new development remains financially viable.
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6. Practical expectations for the delivery, ownership, and operation of rental units. Municipalities
should consider their options for the delivery of affordable housing. There are four considerations:

¢ Units or Cash-In-Lieu. If the value of the agreed-on affordable housing contribution only supports a
few units (because the total project and/or the total increase in density are small), it is important to
consider whether it is better to have small groups of units scattered across multiple projects (which
has operational challenges and costs) or to take cash to consolidate affordable units in stand-alone
projects.

» Off-site or On-site. There could be advantages in allowing developers to meet their obligations off-
site, to take advantage of lower cost wood frame construction, lower value land, or consolidation into
stand-alone projects.

* Single or Mixed Tenure. Incorporating affordable rental units into a predominantly strata project can
create operational challenges for the strata and the rental. There are advantages to keeping rental
units in all-rental projects.

» Ownership. In some projects it is expected that affordable units be turnkeyed to a non-profit or the
municipality. There may be financial advantages to allowing developers to retain ownership of the
units (although there may be offsetting operational disadvantages).

Part 4 of this report provides more detail on these considerations.

3.3 Zoning for Residential Rental Tenure

In 2018, the Province of BC amended the Local Government Act to allow municipalities to zone land for
residential use based on tenure.

Section 481.1 of the Local Government Act states that zoning “...may limit the form of tenure to residential
rental tenure within a zone or part of a zone” where multifamily residential use is permitted. This is not an
entirely new ability. Municipalities can enter into housing agreements as part of a density bonus bylaw or a
negotiated rezoning, to require that a project provides affordable housing units that are rental. Housing
agreements can even specify a required rent structure, which the new “rental only” zoning cannot. The new
legislation allows the zoning of a property for rental, but this zoning cannot on its own dictate rents, so projects
zoned in this way are likely to be market rental.

Because this “rental only” legislation is new, it is in use (as of the date of this report) in only two locations in
Metro Vancouver. Burnaby has amended its zoning bylaw in anticipation of applying “rental only” zoning, but
it has not applied the new zoning districts to any sites and is working on a strategy for implementing the
zoning. New Westminster has adopted a bylaw to rezone to “rental only” some older, strata titled buildings
that have operated for decades as rental housing. There was strong opposition from some parts of the
development community and strong support from rental housing advocates.

Because of the wording in the legislation (“within a zone or part of a zone”), “rental only” zoning could be
introduced in several different ways:

e An existing zoning district could be modified to “rental only” with no other changes. So, the allowable
uses, heights, density, and other regulations would stay the same but the tenure would be restricted to
rental (with no ability to regulate rents or target clients). This zoning could be applied to an existing rental
building (as in the recent New Westminster case) to protect existing stock from redevelopment, or it could
be applied to a potential development site so that the any new development is rental housing.
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REDUCING THE BARRIER OF HIGH LAND COST
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

e A property could be rezoned to allow higher density than currently allowed, but with the condition that all
the density be “rental only”.

* A property could be rezoned to allow higher density than currently allowed, with some of the density (the
original density for example) remaining unrestricted and some of the density (the new density for
example) being restricted to rental.

These different approaches have very different implications for how the zoning would affect land values, the
viability of redevelopment, and the operation of the rental housing.

Because “rental only” zoning has the potential to significantly change the economics of redevelopment, it is
important to examine carefully its potential impacts.

To show the nature of the impacts, three case study locations have been used (Burnaby Metrotown, Surrey
City Centre, and Maple Ridge). The case study locations are hypothetical potential multifamily development
sites (i.e. not actual sites) that are typical of the respective communities. The analysis uses physical
development concepts, costs, prices, and other variables appropriate to each location.

Each case study was modelled under a variety of different scenarios to show how a new development would
perform under differing assumptions about the value of the site, the form of construction (wood frame versus
concrete), and the density of redevelopment.
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3.3.1  Burnaby Metrotown

This case study is summarized in Exhibit 4. The detailed financial analysis is in Appendix 5.

The case study proceeds in this sequence of steps:

1.

The first step is to estimate the property value supported by the typical existing uses on potential
redevelopment sites. As shown in Exhibit 4, older low density commercial or older low density residential
use might typically support a value in the range of $11.6 to $17.1 million to an investor intending to hold
this property as an income-producing asset.

The second step is to estimate the amount a developer could pay for the site assuming it is zoned RM3s
allowing FSR 1.5. This density is used because some properties in the area are designated for this
density, which is achievable in wood frame. As shown in Exhibit 4, the developer can pay about $11
million for this site. This means this property may not be a redevelopment candidate at this density,
because the developer cannot match the value supported by the existing use (which explains why few
projects proceed at this low redevelopment density).

If the site is zoned “rental only” at FSR 1.5, with market rents, and assuming no CAC, the most that can
be paid for the site is $9.5 to $9.8 million. So, rezoning this to “rental only” without adding more density
means this property will probably remain in its existing use. This is an acceptable outcome if the site is
occupied by older rental housing and the intent is to retain the existing stock, but not acceptable if the
intent is to have older, low density commercial or residential properties redevelop to create more units at
a transit-served location.

If the site is rezoned to allow RM5s at FSR 5.3, the site (after CACs) would be worth nearly $50 million.
But if zoned for this density as “rental only”, the value would be under $10 million, again less than the
value of the existing use.

The analysis also tests how much extra density would have to be added so that “rental only” zoning on
the whole density would generate enough land value to surpass the value of the existing use. Assuming
the project is wood frame, “rental only” works if the site is rezoned to somewhere in the range of FSR 1.8
to 2.4. This means that “rental only” zoning combined with an increase in density could work, if the aim
is to generate enough land value to compete this site away from its existing use. But if the goal is to
achieve the higher density that is typical in Metrotown and that requires concrete construction, the density
of “rental only” housing would have to be much higher, at FSR 7.7 to 11.0 to match the property value
supported by the existing use. If the site is assumed to be developable as RM5s in strata concrete at
FSR 5.3, it is not physically feasible to put enough density on the site to allow “rental only” to match the
land value supported by strata development.

This analysis for Metrotown shows that:

o Applying “rental only” zoning to existing rental residential properties or existing low density
commercial, without adding any new density, risks making these holding properties rather than rental
development sites at the higher densities anticipated in the Metrotown plan. If the intent is to maintain
the existing use (e.g. retain the existing older rental stock), then this may be a desirable outcome,
but if the intent is to fully utilize Metrotown’s potential for high density development with rapid transit
access then “rental only” zoning would impair that. The problem is that “rental only” zoning can
eliminate the competition from strata land values, but in most cases it will not generate enough land
value to outcompete the continued existence of the current use.
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REDUCING THE BARRIER OF HIGH LAND COST
FORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

+ Applying “rental only” zoning and adding density (with all density having to be rental) can work for
some sites that are preferred to redevelop as low density wood frame, provided that density is allowed
to increase to the upper limit of what is physically achievable in wood frame construction. For
concrete construction, the “rental only” density increases must be very large to make the site valuable
enough to outcompete the existing use.

Exhibit 4: Summary of Metrotown Case Study

Site Size 55,000 sq.ft.

Existing use Older Rental Residential | Older Commercial
FSR 0.9 FSR 0.4

Property value of existing use $17.1 million? $11.6 million?

Land value if rezoned to RM3s, FSR 1.5, strata $11.0 to $11.2 million3

Land value if rezoned to rental only, FSR 1.5, wood, no $9.6 to $9.8 million*

CAC

Land value if rezoned to RM5s, FSR 5.3, Strata $49 million®

Land value if rezoned to rental only, FSR 5.3, concrete, $9.4 to $9.6 million®

no CAC

Estimated total rental density needed to support land 1.8t0 2.4 FSRY

value equal to existing use, no CAC, wood

Total rental density needed to support land value equal 7.7t0 11.0 FSR®

to existing use, no CAC, concrete

Exhibit 4 Notes:

1. See Appendix 5, Exhibit 2.

. See Appendix 5, Exhibit 1.

. See Appendix 5, Exhibit 3. The range is due to tenant compensation, if existing use is rental residential.

See Appendix 5, Exhibit 4. The range is due to tenant compensation, if existing use is rental residential.

See Appendix 5, Exhibit 5. This figure is rounded.

. See Appendix 5, Exhibit 6. The range is due to tenant compensation, if existing use is rental residential.

. The lower density is needed if the site is occupied by commercial and the higher density is needed if the site is occupied by rental
residential.

. Seenote 7.

o]
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CING THE BARRIER OF HIGH LAND COST
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

3.3.2  Surrey City Centre

This case study is summarized in Exhibit 5. The detailed analysis is in Appendix 6.

Potential multifamily residential development sites in this area are typically occupied by older rental housing
at low density, older single detached homes, or older low density commercial use. These different uses
indicate a range of $5.0 million to $8.5 million for a site of 45,000 square feet, depending on its current use.

If rezoned to allow low-rise, wood frame, mixed use strata development at FSR 2.5, the supportable land
value is as low as $2.7 million if the site is occupied by older rental that must (pursuant to City policy) be
replaced and as high as $8.3 million if the site is occupied by commercial or single detached use. So, whether
or not this is a viable development site at low density depends on existing use.

Rezoning the site to “rental only” is financially viable in wood frame at FSR 2.5, but it only supports a land
value of up to $4.2 million (and less if rental unit replacement is required), which is less than the value
supported by the existing uses of the land. Such rezoning would remove these sites as redevelopment
candidates.

If rezoned to allow high density residential (strata), the site is worth $7.4 million (if it must absorb the rental
replacement cost) to $17 million (if there is no existing rental housing). Rental replacement policy here has
the effect of reducing the number of potential redevelopment sites (which may be the objective, to retain
existing older stock).

Rezoning to “rental only” at a density that requires concrete construction is not financially viable and
increasing density beyond current zoning/policy won't help because the cost of concrete construction is too
high to be justified by market rents even with no land value

Exhibit 5: Summary of Surrey City Centre Case Study

Site Size 45,000 sq.ft.

Existing use Older Rental Older Single Detached
Residential Commercial Assembly
FSR 0.8 FSR 0.4

Property value of existing use $8.0 million? $8.5 million? $5.0 million3

Land value if rezoned to FSR 2.5, strata $2.7 million* to $8.3 millions

Land value if rezoned to rental only, FSR 2.5 -$2.0 million® to $4.2 million”

Land value if rezoned to FSR 7.5, strata $7.4 million® to $17.0 million®

Land value if rezoned to rental only, FSR 7.5 Negative (not financially viable)'®

Additional rental density needed to support Not viable even with extra density

land value equal to existing use

Exhibit 5 Notes:

1. See Appendix 6, Exhibit 2.

2. See Appendix 6, Exhibit 1.

3. See Appendix 6, Exhibit 3.

4. See Appendix 6, Exhibit 6. The large range is due to the City’s rental replacement policy, if existing use is rental residential.
5. See Appendix 6, Exhibit 4.

6. See Appendix 6, Exhibit 7.

7. See Appendix 6, Exhibit 5. The large range is due to the City’s rental replacement policy, if existing use is rental residential.
8. See Appendix 6, Exhibit 10.

9. See Appendix 6, Exhibit 8. The large range is due to the City’s rental replacement policy, if existing use is rental residential.
10.See Appendix 6, Exhibits 9 and 11.
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3.3.3 Maple Ridge

This case study is summarized in Exhibit 6. The detailed analysis is in Appendix 7.

This case study uses a smaller assumed site size than the others, because development sites (and projects)
tend to be smaller in this community.

Existing uses in the town centre area tend to be older rental housing, older single detached houses, or older
commercial buildings. These support land values (for the 15,000 square foot site) of around $1.4 million to
$1.7 million.

Redevelopment to mixed use strata under existing zoning at FSR 2.3 is viable in wood frame construction
and supports a land value of just over $2.0 million, so redevelopment is likely. However, redevelopment to
higher density strata in concrete is not viable.

Rezoning to “rental only” in wood frame (FSR 2.3) is financially viable, except it does not support enough
land value to out-bid existing uses, so redevelopment candidates would shift to holding property in their
existing use. Rezoning to “rental only” in concrete is not viable even if land is free.

It is not feasible to add enough density to “rental only” to generate enough land value to compete sites away
from existing use; in wood frame the required density would not be physically possible and concrete is not
viable at any density.

Exhibit 6: Summary for Maple Ridge Case Study

Site Size 15,000 sq.ft.

Existing use Older Rental Older Single Detached
Residential Commercial Assembly
FSR 0.9 FSR 0.4

Property value of existing use $1.4 million" $1.7 million? $1.4 million®

Land value if developed as FSR 2.3, strata $2.2 million*

Land value if rezoned to rental only, FSR 2.3, $0.4 million®

no CAC

Land value if rezoned to FSR 4.0, strata Negative (not financially viable)&

Land value if rezoned to rental only, FSR 4.0 Negative (not financially viable)

Additional rental density needed to support Not viable not even with extra density

land value equal to existing use

Exhibit 6 Notes:

See Appendix 7, Exhibit 2.
See Appendix 7, Exhibit 1.
See Appendix 7, Exhibit 3.
See Appendix 7, Exhibit 4.
See Appendix 7, Exhibit 5.
See Appendix 7, Exhibit 6.

RN~

3.3.4 Implications for Rental Tenure Zoning

Rental tenure zoning can be effective at preventing redevelopment of existing rental housing properties,
because it effectively downzones (and devalues) these properties by eliminating the option of strata
development.
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In most cases, “rental only” zoning will not contribute to the creation of new rental housing. In urban,
developed areas this type of zoning without density increases would probably just shift properties from being
redevelopment candidates to being holding properties.

Rental tenure zoning might be effective in these cases:

o Vacant land that would otherwise have been strata (although this is a downzoning and would likely
encounter significant opposition).

e Lands transitioning from institutional to residential, to ensure rental use (although this can be achieved
via housing agreement).

3.4 Inclusionary Affordable Housing Requirements

Inclusionary housing in the broadest sense means requiring that new residential projects must include a
specified number of affordable units, with a clear definition of affordability.

Inclusionary housing zones could be thought of in two categories:

e Zones that require the inclusion of a mix of unit types. Market rental residential projects tend to include
mainly smaller units (studio, 1 BR, 2BR) because these generate the most income. However, small units
do not meet the needs of households with children, so some types of zoning can require that a portion of
new units be family oriented (larger 2BR and 3BR).

s Zones that require the inclusion of a proportion of units that are affordable for households at defined
income targets. This is the kind of zoning that is most often referred to as inclusionary zoning. This type
of zoning has existed for decades in some parts of the United States, where it was used to countervail
zoning that was designed to exclude housing types and densities that would be affordable. In other
places, inclusionary zoning is a new tool intended to require the incorporation of affordable units in new
projects.

While municipalities in BC have recently been given the power to zone for “rental only” tenure, and can use
this power to ensure that all or a portion of new development is rental housing (subject of course to the project
being financially viable and actually proceeding), they do not have the explicit authority to zone land (or units)
to control rent. If “rental only” zoning is applied to an existing or new rental building, in the absence of some
other means of exerting control the building could be rented at market rents, which are too high to be
affordable in much of the region.

At present, the only way for municipalities in BC to require rental units at a specified rent level is pursuant to
a housing agreement negotiated with a developer as part of a rezoning. Municipalities can specify in a density
bonus bylaw or in a site-specific negotiated package of public benefits that some units must be available at
certain rents. For a private developer to be willing to provide such units, the new density available from the
density bonus or from rezoning must be sufficient to offset the cost of providing the included affordable rental
units.

There are jurisdictions in which inclusionary housing can be mandatory without being accompanied by
additional density. For example, in 2018 legislation came into effect in Ontario that allows municipalities to
require projects of 10 or more units to include affordable units. However, the legislation recognizes the
potential for such zoning to have a negative impact on development economics so it requires that local
governments evaluate potential impacts on the housing market and the viability of projects and consider
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possible offsetting incentives. The legislation also prevents municipalities from seeking amenity contributions
from additional density used for inclusionary housing.

Before evaluating the strengths and weaknesses of inclusionary zoning, it is important to understand that, in
the absence of any offsetting incentives, it has a negative impact on the financial performance of a
development project. While the financial impact may be viewed as being offset by social benefits from
affordable housing supply, the benefits and costs accrue to different parties. A project that is not viable in
financial terms (i.e. costs exceed revenues) is not rendered financially viable just because it also generates
social or environmental benefits.

The extent of the financial impact depends on the income target (and maximum rent) that is applied to the
affordable units.

The graphs shown earlier in Exhibits 1 and 2 show the break-even rents that must be achieved by a private
developer creating new rental units under various assumptions. The graphs show that, even with land at low
or no cost, the breakeven rents are around $2,000 per month and up, which means the incomes are $80,000
and up (higher than the regional median household income). Units that must be rented for less than this are
below break-even (unless there is some offset), which has the following possible impacts on the project:

* Total net income from the project is reduced, so it does not generate enough profit to be viable and the
developer does not proceed.

e The amount that the developer can afford to pay for land is reduced. Inclusionary zoning without
something added to offset the impact can make it even harder for a rental project to afford to complete
land away from its existing use.

This is why Seattle and Los Angeles added new density when they introduced inclusionary zoning. They
recognized that for projects to be viable there had to be an offset to the negative impact of enforced lower
rent. To address this, they estimated the amount of additional density that would offset the income loss of the
affordable units.

In general terms, requiring some units in private sector developments to be rented at below market rent will
only work in Metro Vancouver if the requirement is bundled with density increases. This already happens in
municipalities with projects that are undergoing rezoning and that exchange density for affordable housing.
For non-profits inclusionary requirements probably don't change project economics, because they would have
included the affordable units anyway, to the best of their ability based on their financial resources.

Inclusionary zoning that does not increase density would not be successful and would likely lead to reduced
rental development activity.
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3.5

The approaches to addressing land availability have different degrees of applicability in different parts of
Metro Vancouver, depending on market conditions.

Evaluation of the Tools and Applicability in Metro Vancouver

The table below shows which tools are likely to be most successful and which are likely to be least successful.

Approach

Effectiveness

Making it Work

Deployment of existing
lands owned by local
government or non-
profits

Where eliminating land cost and
reducing construction cost (e.g.
reduced parking) are enough to
make new rental construction viable
at target rents, this approach is highly
effective, provided the land owner is
willing/able to forego the value of the
land or be patient with regard to
return on land value.

Experienced local governments and
non-profits know how to do this. There
are many entities that own land but
that are not yet in the housing sector.
They need assistance to decide
whether and how to use their lands for
multiple objectives.

More partnerships between local
governments, non-profits, developers,
and BC Housing can take advantage
of these opportunities.

Acquiring more land to
use for affordable
housing

As above, with the added constraint
that buying land requires new cash or
borrowing so it is limited by the
resources of government and non-
profits.

There are creative possibilities that

reduce the need for cash or

borrowing or that can recover the
investment after infrastructure or
zoning changes:

* Buying strategic parcels of land
before major area
planning/rezoning processes

o Buying extra land when
preparing for transit construction

The key requirements are:

e The ability to strategically acquire
land before events that trigger land
value gains.

* The financial resources to buy land
early.

 TransLink and local governments
are in the best position to be more
active in land acquisition.

“Rental Only” zoning
without concurrent
density increase

If applied to existing older rental
stock, this will likely postpone
redevelopment, so if the intent is to
prevent demolition this will be
effective.

If the intent is to facilitate
redevelopment to create new rental
stock this will generally be ineffective.
While “rental only” zoning eliminates
strata development as a competing
use, properties still have value in
their existing use and in most cases
rental development cannot compete
with this land value.

It is also worth noting that “rental
only” zoning does not allow any
control on rents, so any private

See below.
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Approach

Effectiveness

Making it Work

sector rental development that does

proceed will likely be at market rents.

“Rental only” zoning without density

increase might be effective in these

cases:

* Vacant land (although this would
be regarded as a downzoning)

* Sites with very low value existing
use

« Sites transitioning to residential
from a non-residential zone (e.g.
institutional), although the rental
tenure in this case could be
secured by other means.

“Rental Only” zoning
with concurrent density
increase

This has not been implemented in
Metro Vancouver, but it is possible
under the legislation.

There are two ways this could work:

+ New “rental only” density is
layered onto existing density. In
this case, the underlying density
maintains land value and the new
density can be allocated to
rental.

* An entire site is zoned “rental
only”, but total density is
increased as needed to generate
enough land value to compete
the site away from its existing
use. This will work where rental
development supports some land
value but will either not work or
require extremely high density
where land values are low.

The challenge will be finding locations
where extra density is acceptable and
financially viable.

In much of the region, the best
prospects will be in locations where
extra density can be achieved in wood
frame construction, because of its
lower cost. In practical terms, this
means a focus on frequent transit
corridors where 4, 5, and 6 storey
development can achieve densities in
the FSR 2 to 3 range.

Adding density in concrete
construction will work where rents are
relatively high, but where target rents
are lower concrete is not viable. Refer
to Exhibits 1 and 2.

Inclusionary zoning
without concurrent
density increase

This will not work in all-rental projects
without major financial assistance.
Rental construction at market rents is
challenging, so reducing total rental
income just makes it harder.
Mandatory inclusion of affordable
rental in strata projects could be
viable in some locations, but this will
reduce the amount developers can
pay for land and therefore risks
reducing the pace of development.
Note that in BC zoning for mandatory
inclusionary housing is not allowed
(“rental only” zoning can require
rental but cannot dictate rents). So in

See below.
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Approach

Effectiveness

Making it Work

effect this tool will only apply when
rezoning is happening. See below.
There are also challenges with
integrating rental units into strata
projects.

Inclusionary zoning
with concurrent density
increase

This can be effective and is in
essence the primary way that
affordable rental housing has been
achieved by local governments in
Metro. See below.

Using rezoning tools to
obtain affordable
housing

This has been the most prevalent
and successful means to obtain
affordable housing in Metro
Vancouver. This approach harnesses
the value of extra density, by making
this density available at no cost for
rental housing, by making this
density available at market value and
applying some of the value to
affordable housing, or by requiring
developments to include affordable
housing in exchange for more
density.

This tool is applicable in every
housing submarket in the region
where rezoning and densification are
appropriate.

This approach is typically combined
with the use of a housing agreement
which can control the tenure of units
but can also control rents and define
target renters (e.g. household in
certain income brackets).
Consequently, this approach yields
more affordable housing benefits
than “rental only” zoning on its own.

This is already working and there are
many examples to show how extra
density creates the financial
wherewithal to provide affordable
rental housing.

This approach could be much more
extensively and effectively used if local
governments invest more in
community planning and rezoning to
support more density in good
locations.

Advance planning, reduced approvals
risk, and financially sound and
transparent CAC/affordable housing
policy can lead to more housing and
faster delivery.

There is a trade-off between using
density to achieve affordable housing
versus other important community
benefits such as child care or
amenities. This trade-off should be
addressed in clear public benefits
policy/priority setting.
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Part 4: Improving Unit Delivery

Next, the report explores the potential to improve the actual delivery of units by private sector developers and
by the public and non-profit sector. This section addresses these questions:

e Should private developer obligations for rental housing be met on site or could they be met via cash-in-
lieu or by delivering the units in other locations?

 Should affordable units developed by the private sector, pursuant to zoning requirements, be owned by
government or non-profits? Are there advantages or disadvantages to ownership by the private sector?

e What are the advantages and disadvantages of combining affordable rental units with market rental units
or strata units in the same project?

e Is there value in considering a more coordinated or centralized approach to public and non-profit sector
housing delivery, instead of the decentralized system currently in place?

4.1 Should private developer obligations for rental housing be met
on site or could they be met via cash-in-lieu or by delivering the
units in other locations?

There are two broad sets of considerations that could be applied to answer this question.

One of these could be called social. There are important questions about the extent to which market,
affordable, and non-market housing should be intermingled in a community (or even in a project). This is a
highly charged topic and terms like “poor-doors” and “ghettoes” are used to oppose the segregation of low-
cost housing from market housing. All citizens deserve respect regardless of their income and housing, so
complete isolation of lower cost housing is neither socially desirable nor politically acceptable. On the other
hand, market housing is divided into geographic submarkets so it could be argued that not every site must
include a full spectrum of housing types.

There are some financial and operational considerations in the location of affordable units:
* The ability to acquire land for affordable housing is higher in areas where land cost is lower.

e Wood frame construction costs less than concrete, so the delivery of affordable units is easier in areas
where the target density does not require concrete construction.

* Many new market projects are not large enough to provide a significant number of affordable units on
site. If (hypothetically) a 50 unit project is expected to deliver 10% of the units as affordable rental, this
creates a tiny pocket of 5 units that have different management and operations requirements than the
rest (especially if the rest of the project is strata). Non-profit and private developers alike express a
preference for physical separation of unit types because this makes housing management easier and
provides independence regarding operations, regulations, repairs, and major capital investment
decisions.

For these reasons, jurisdictions such as Seattle and Los Angeles that have mandatory affordable housing
requirements (in conjunction with density increases) allow some flexibility in how the requirement is satisfied.
The affordable units can be delivered on site, delivered in a stand-alone project in another good location, or
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delivered via cash-in-lieu (to a housing authority which pools these contributions and builds publicly owned
housing).

If an affordable housing requirement can be delivered off site (in a good location with bus service, for example)
at lower cost than in a concrete project, then more housing can be delivered for a given cost. Suppose a
market developer achieves a rezoning that carries with it a negotiated obligation to deliver $2.0 million in
affordable housing benefits. If concrete units cost $550 per square foot, this translates to around 3,600 square
feet (say 6 units at 600 square feet each). If wood frame costs $425, the same contributions translates into
about 4,700 square feet (around 8 units). This is only a two unit difference but applied to many projects it
adds up.

Local governments looking to require an affordable housing contribution from market development projects
in high density locations should consider the option of allowing developers to meet their obligations in flexible
ways (in other locations or cash-in-lieu) that produce better outcomes, in terms of more units and/or better
configurations for operating the affordable housing.

4.2 Should affordable units developed by the private sector,
pursuant to rezoning requirements, be owned by government or
non-profits? Are there advantages or disadvantages to
ownership by the private sector?

The non-profit sector generally perceives that it is better for affordable units to be owned or at least operated
by non-profits. The reasons for this include:

* Control over tenant selection.
* Control over maintenance standards.

e Commitment to maximizing affordability beyond the “letter of the law” in housing agreements or
covenants, with possibly less cost for monitoring and enforcement than might be needed with private
sector owners/managers.

* The ability to build up a portfolio of owned assets, which permits cross-financing, cross subsidization, and
reduced reliance on grants or subsidies.

These benefits come at a cost, though. There is value in looking at the financial outcomes of different
approaches.

Suppose a developer has an obligation to deliver affordable units as part of a negotiated rezoning package.
In the first scenario, assume that the local government requires that the units be turnkeyed at no cost to the
local government or to a non-profit. Using an example of a two bedroom, 800 square foot unit at $550 per
square foot (hard and soft construction cost, no profit, no land), this represents a cost to the developer of
$440,000 for each unit with no offsetting value from the unit.

Now, in a second scenario assume that the developer can retain ownership (and therefore the rent income)
of the unit, but with restrictions on rent.

Exhibit 7 shows the financial implications of this approach compared to the turnkey approach.
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Exhibit 7: Turnkey Versus Developer Ownership

Net Number

operating of units

income that can
after Implied Net cost to be

Household expenses value of developer | provided
income Monthly of $5,500 the rental | Construction per unit for

target rent per year Cap rate unit cost $440,000
$60,000 $1,500 $12,500 4% $312,500 $440,000 $127,500 3.5
$35,000 $875 $5,000 4% $125,000 $440,000 $315,000 1.4

As shown, rather than deliver one unit on a turnkey basis, this developer would be willing to deliver 1.4 units
if the rent is geared to a $35,000 income and 3.5 units if the rent is geared to a $60,000 income.

This alternative approach requires that there are mechanisms in place to ensure that the income/rent
requirements are adhered to, but it shows the potential to deliver more units if the private sector can retain
ownership.

Another way to achieve a similar outcome is to have the units sold by the developer to the local government
or non-profit at less than construction cost but not for free. In Exhibit 7, if the units are purchased at $312,500
or $125,000, then the same multiplier effects can be achieved. This of course means that the local
government or non-profit must have access to equity or borrowing (which can be repaid using the rental
income) to enable the purchase.

4.3 What are the advantages and disadvantages of combining
affordable rental units with market rental units or strata units in
the same project?

While there are social planning arguments in favour of mixing incomes and tenures, it is interesting that there
is almost universal preference among private developers and non-profit developers for creating stand-alone
projects. This section examines two combinations: affordable rental/market rental and affordable
rental/market strata.

Affordable Rental/Market Rental
There are two different ways this combination can be structured:
* One owner with different categories of units.

s Separate owners (via volumetric or air parcel subdivision) of the affordable and market rental
components.

Single ownership is a relatively easy model because one party is responsible for property management,
tenanting, rent setting, rent collection, and so on. Non-profits take the view that they are skilled at this and
that they have “mission alignment” in the sense that their priority is maximizing affordability. They express
concern that developers will seek ways to circumvent the rent controls; not surprisingly, some developers
take umbrage at this view and believe they are just as capable as the non-markets at managing rents.
Interestingly, in the Seattle and Los Angeles case studies, the private sector develops almost all the affordable
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units within projects and these units remain owned and operated by the private sector. The owners are bound
by covenant to maintain the agreed-on rent structure.

Regardless of who owns/operates the building, the private and non-profit sectors agree that single ownership
is better than mixed.

Separate ownership of the affordable and market rental components in the same building, by way of a
volumetric subdivision, means that each party is bound forever to a partner that will have different resources
and priorities. This can create challenges for decisions about maintenance, major capital repairs, or
(eventually) redevelopment. Private and non-profit developers have the same discomfort with this model.

Affordable Rental and Strata
This model can be achieved in two different ways:

e The project could involve volumetric subdivision (into one parcel that is the strata project and one that is
the rental project). This has the same challenges outlined above and the added difficulty that it could
impair the marketability of the strata units.

* Alternatively, the affordable rental units could be strata units (part of the strata corporation) that are owned
by an entity that must rent them out in accordance with an agreed rent structure. This entity could be the
original developer, an investor, or a non-profit entity.

In either case, there are practical challenges with this approach:

e |t is possible that the different owners have different expectations and priorities about standards of
maintenance.

* Depending on the nature of the common areas in the project, there could be higher than typical operating
costs for amenities that are hard for the rental component to absorb.

* Depending on the target market for the affordable units, there could be concerns (rightly or not) on the
part of strata owners about the profile of the rental occupants.

+ If the rate of turnover is higher in the rental portion, there will be conflicts about wear-and-tear that could
affect strata fees.

For these reasons, the private sector and the non-profit sector generally express a preference for stand-
alone, single ownership buildings that do not mix strata and rental tenures. They can be on the same site,
but in distinct buildings.

4.4 Is there value in considering a more coordinated or centralized
approach to public and non-profit sector housing delivery,
instead of the decentralized system currently in place?

This question is akin to asking whether there would be efficiencies in consolidating Metro Vancouver's two
dozen municipalities into a single local government. One can be pilloried for even asking, and the answer
(whether yes or no) is sure to bring even harsher punishment from some quarters.

The current landscape can be summarized this way:
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o Every local government in the region has a different approach to addressing housing affordability. Even
municipalities that are using the same basic tools have different requirements and approvals processes.

* There is a wide array of non-profit entities involved in delivering affordable housing. These include faith-
based groups, service clubs, charities, and development companies structured on a not-for-profit basis.

« Different levels of government are involved in developing, owning, and operating affordable housing. The
Federal Government, Provincial Government, Metro Vancouver, and some local governments all have
inventories of units.

e Funding and technical assistance are available from senior governments, local governments,
consultants, and some financial institutions that support social-purpose housing development.

Is this complex? Very. Are there inefficiencies? Obviously. Are there extra costs? Yes. Is there any likelihood
that this will be changed in a material way in the near future? Not likely, as all these entities have different
priorities, different resources, established mandates, established programs, and a degree of autonomy they
are unlikely to relinquish.

The useful question to ask is not whether the whole current system of delivering affordable housing should
change, but rather are there practical ways to improve the current situation through greater coordination
among the various entities involved in affordable housing delivery and through making resources available to
enable existing entities to do more.

Here are a few suggestions:

e Local governments could explore ways to make approvals processes somewhat more consistent so that
private developers and non-profits can more easily understand the rules. Considering that all Metro
Vancouver municipalities (except the City of Vancouver) operate under the same legislative framework
of the Local Government Act and the Community Charter, it is surprising how different their development
approvals processes and requirements are.

e In a similar vein, it would be helpful to agree on some terms across the region with regard to housing
affordability. Private and non-profit developers must sort through the nuances of “affordable”, “social”,
“non-market”, “below market”, “market”, “HILS”, and other terms to figure out what kinds of affordable
rental are going to be supported in redevelopment projects.

* There is value in a one-stop resource centre for non-profits, with a mandate for outreach to non-profits
that have land but are not yet involved in housing and with a budget to help non-profits in the challenging
early days of a project idea. The Housing Hub operated by BC Housing is a good resource for technical
assistance and funding. However, some of the target non-profit entities are not likely to seek assistance
as they do not see themselves as housing providers. There is a need for an aggressive outreach to bring
more land into affordable housing development, along with technical and financial assistance to help
create new project opportunities on non-traditional sites.

e There would be value in earlier, stronger, and lasting coordination between local governments and
TransLink regarding the timing and alignment of major transit investment. The uncertainty of
whether/when the Broadway extension will go all the way to UBC means that opportunities for strategic
public land acquisition have been reduced by early private land assembly. The proposed revision to the
alignment of transit in Surrey shows that early strategic land acquisition can be risky without continued
commitment to transit alignment and design decisions once they are made.
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

e There would be value in greater coordination between TransLink and other entities that own any of the
land used for rapid transit guideways, to make surplus lands available for development.

* As more affordable units are developed, by a wider variety of private and non-profit entities, it will be
important to maintain a regional inventory of these units so that housing planners understand the total

number, type, and affordability of the stock. This will be useful in evaluating progress for total unit
creation.
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Part 5: Integrated Planning for Transit and Affordable
Housing

Metro Vancouver, local governments, and TransLink already invest considerable effort in coordinating land
use and transportation planning with generally good result. The distribution of areas designated for high
density residential and commercial development closely matches the intensity of transit service, because
most of the development nodes are either older concentrations (such as New Westminster or Lower
Lonsdale) that determined the transit alignment or new nodes that were planned on existing or proposed
rapid transit lines (such as Cambie Corridor, Metrotown, Surrey City Centre, Coquitlam Town Centre, and
Richmond Town Centre).

Plans for the next phases of rapid transit extension are underway and there are concurrent efforts to plan for
new development, although changes to the transit plans for Surrey and the ongoing discussions about
whether or how to extend the Broadway extension to UBC are adding complexity and creating uncertainty.

However, integration with land use planning is not the same as planning for affordable housing that is served
by transit. Based on the analysis in this report, there are ways in which the development/transit planning
process could be improved in order to help create more affordable housing supply.

Looking Beyond Rapid Transit Stations

With few exceptions, rapid transit stations that are the focus of higher density redevelopment are planned for
high density that requires concrete construction. This has the advantage of accommodating large amounts
of residential and commercial floor space within easy walking distance of the station, but it has the
disadvantage of high construction cost.

Wood frame is a lower cost form of construction and areas designated for low to medium density tend to have
lower land values. For this reason, it may be possible to deliver more affordable transit-oriented units in
locations that are not at rapid transit stations. There are two kinds of locations where this is possible:

* Inthe shoulder areas of rapid transit station planning areas. As a transition from a very high density core
area to a lower density context, areas can be designated for medium density multifamily that uses wood
frame construction. These may be in the 5 to 10 minute walk radius rather than the 0 to 5 minute radius.
One implication of this approach is that requirements for affordable housing that are created via rezoning
in the higher density core could be satisfied by creating affordable units in the surrounding area.

* Along frequent transit corridors with good bus service. There are many corridors in the region along
arterials with good bus service that will not become rapid transit corridors. Some of these corridors are
designated for high density that needs concrete construction, but there are many that are designated for
densities that are viable in wood frame construction. These densities could be increased if heights are
increased from the typical 4 storeys to 5 or 6 storeys. These are locations where affordable housing
obligations created by rezonings in very high density nodes could be satisfied at lower cost (meaning
more units for a given investment).

Strategic Land Acquisition and Development Planning

Seattle and Los Angeles are examples of metropolitan transit authorities that have taken a stronger role in
affordable housing by revising their approach to land acquisition and disposition:
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e Rather than only buying the minimum needed for transit construction, they are buying enough to ensure
that post construction there will be development opportunities.

* They are locating transit stations with an eye to maximizing development potential, in addition to meeting
transit requirements.

e They are being creative about using air parcels above transit infrastructure to accommodate urban
development.

¢ They are acquiring land as early as possible to benefit from land lift.

e They are making some of the surplus land available at less than market value in order to facilitate
affordable housing.

There is potential in Metro Vancouver to adopt these strategies, both for new land acquisition and transit
construction and for the creative use of existing rapid transit rights of way. The keys to this kind of approach
are:

e Giving TransLink a broadened mandate to allow the strategic land acquisition to support urban
development, including affordable housing. Most future land acquisition opportunities will be at rapid
transit stations, which are likely to be planned for high density requiring concrete construction. The cost
will make it difficult to provide only affordable housing, but there will be opportunities to create a mix of
housing with strata or market rental helping support affordable rental. The aim would be to achieve
multiple objectives: create opportunities to increase the total housing supply at stations, generate some
revenue that helps pay for transit, and facilitate some affordable housing.

e Giving TransLink a mandate to consider both revenue generation and support for affordable housing in
the disposition and development of its surplus lands.

o Designing transit infrastructure to support adjacent and vertical development. Again, this necessarily
involves concrete construction but this does not preclude the potential for some affordable housing.

* Coordinating local government land use planning and station design to create development opportunities.
The Canada Line station at Broadway and Cambie is an excellent example of not taking advantage of
the ability to integrate urban development and station construction, but fortunately it is an excellent
opportunity for another try when the Broadway extension of the Millennium Line is built and creates a
major transfer point at this location.

e Coordination between landowners where TransLink and other entities have an interest in land occupied
by transit infrastructure, such as BC Hydro in the case of the Expo Line.

Early Planning for Affordable Housing

Integrated planning for transit and land use in transit-oriented areas should plan for affordable housing from
the beginning. Because affordable rental housing cannot support land value, it is essential that plans for
residential densification define early goals for the mix of market and affordable housing and early strategies
for how affordable housing can be achieved. This requires signals not just about how much density is planned,
but also the conditions under which additional density will be available, the anticipated mix of market rental,
affordable rental, and strata housing, and the implementation plan for the affordable rental component. If
these goals are defined early, the land market and the private sector development industry are more able to
respond appropriately and the capacity for affordable rental housing can be created. This integrated planning
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

should include early identification of lands owned by the public sector or by non-profits that could be good
sites for additional density for affordable rental housing in transit-oriented locations.
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Part 6: Conclusions and Recommendations

1. While efforts to maintain or replace existing affordable rental housing stock are an important element of
a comprehensive regional affordable rental housing strategy, it is also essential to increase the total
supply of rental units to meet future needs for rental accommodation targeted across the entire spectrum
of very low, low, and moderate income households. Without increased supply, there will not be enough
rental housing to meet projected household growth, there will continue to be very low vacancy, and there
will continue to be upward pressure on rent.

2. Forthe foreseeable future, non-profit organizations and private developers will continue to provide a large
share of total new rental housing construction. There is not enough government funding being put into
rental construction to meet the entire need for new market and affordable rental units. For private and
non-profits to be able to add new rental supply, they must have access to development lands (or density)
that is available at financially viable (i.e. low or no) cost.

3. Because of the high cost of land in this region, creative approaches are needed to make better use of
existing lands that are controlled by the public or non-profit sectors. Possible approaches include:

a. Tap lands that are controlled by non-profit entities not traditionally involved in housing, such as
service clubs and religious organizations. These entities may have to consider multiple objectives
for their lands (i.e. their core mandate plus housing) and in many cases they will need financial and
technical assistance to take this step. There is great value in providing a one-stop source of
assistance such as the Housing Hub operated by BC Housing, but for this resource to bring new
lands into the housing market it will be necessary to reach out aggressively to land-owning entities
(rather than wait for them to seek help), to provide technical assistance and to provide funding in the
early idea stage of possible projects.

b. Use locally-owned public sector lands for multiple objectives, when housing is compatible. Schools
with surplus land area, libraries, community centres, and recreation centres are examples of cases
in which during redevelopment or re-planning an affordable housing component can complement the
primary use.

c. Find development opportunities on surplus lands associated with existing transit infrastructure. There
are locations at transit stations and along transit guideways that have the physical capacity to
accommodate development, although these will mostly require cooperation between several parties
(TransLink, local government, and other owners such as BC Hydro in the case of the Expo Line as it
owns much of the right of way).

These approaches mean that the land owners must be willing to accept low or long term return on their
land or to obtain less value than they would if these lands were made available for strata residential
(where this would have been an option).

4. Inthe absence of a major increase in funding for public sector land acquisition, there is a need to explore
ways to acquire more land (or capacity) for affordable housing without having to pay market value for
development sites. Opportunities include:

a. Strategic land acquisition by local governments and by TransLink when land is being acquired for
transit infrastructure. There will be opportunities to buy more than the minimum land required and
then take advantage of land value gains to both generate revenue and make land available for
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affordable housing. For local governments, this will require capital funding. For TransLink this will
require an expansion of its mandate to include support for affordable housing, as well as a policy that
enables making surplus land available at less than maximum potential value.

b. Strategic land acquisition by local government in areas that will undergo planning and redevelopment
for increased density, whether or not new transit infrastructure is being constructed. This requires a
mandate and budget land acquisition and a mandate to include affordable housing in the
redevelopment of such lands. This kind of strategic acquisition could include (for example) assembly
of parcels adjacent to existing civic uses that will be redeveloped and expanded to meet community
needs.

These strategies require land acquisition in the early stages of project design or neighbourhood planning.
When plans are announced long before implementation, the private sector tends to acquire lands more
aggressively than the public sector.

5. Making land (or more often density) available at no cost is a crucial element in achieving more rental
housing, especially affordable rental. This means increasing allowable densities and, when used for
rental, not requiring CACs in most cases. Extra density for rental developments, for private or non-profit
developers, provides the capacity for rental housing and it provides greater potential to combine a mix of
market and affordable rentals (possibly but not necessarily in the same building), which is one way to
make affordable rental units financially viable.

In addition, because affordable rental is not financially viable on its own in most cases, there is a need
forincentives. One of the best available incentives is to make new residential strata density available (via
density bonus or negotiated rezoning) to developers in exchange for affordable rental housing. The
additional density must be a combination of strata and rental in order to generate enough new strata land
value to support the construction of affordable rental. This approach is already used extensively in Metro
Vancouver and it is successful because it captures the land value of new strata density and also creates
the physical capacity to accommodate new rental construction. The use of density bonusing and
rezonings to achieve affordable housing can be expanded if local governments adopt area plans to
designate lands for redevelopment, reduce uncertainty, and accelerate approvals to reduce cost.

The approvals tap must be opened much wider than it currently is in most communities in Metro
Vancouver or new rental unit construction will not keep pace with projected requirements based on growth
in the number of households.

6. Residential rental tenure zoning or inclusionary housing requirements will not result in a significant
amount of new rental housing construction, unless these approaches are combined with increases in
density to offset the cost. Even with density increases, in many parts of the region new rental construction
(and especially affordable rental housing) is not financially viable in high densities that require concrete
construction. Residential tenure zoning or mandatory requirements for affordable units without incentives
will risk shifting sites from redevelopment candidates to holding property, because rental (even at market
rates) in most places is not able to support enough land value to compete sites away from their existing
uses such as single detached homes or older low density commercial use. Residential rental tenure
zoning can prevent or postpone the demolition of older rental stock, by eliminating strata development as
a potential use, but this does not contribute to increased rental supply. Applying residential tenure zoning
to private sites, without extra density or incentives, also creates market uncertainty, can reduce market
interest in new rental construction, and can reduce investor interest in owning rental property.
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7. Because residential rental tenure zoning cannot dictate rent levels, any rental built under rental tenure
zoning, without extra density, is likely to be market rental in the absence of other controls. Housing
agreements under Section 483 of the Local Government Act, on the other hand, create the ability to
require rental units and to set rents (among other requirements).

8. Taking into consideration the value that can be created by increased density and the conditions that can
be achieved by using housing agreements, the best zoning strategy for increasing rental supply is to
grant additional strata density and rental density on the condition that some of the new strata value
created is converted into affordable housing governed by a housing agreement that specifies rental
tenure and sets the rents to be affordable (and financially viable).

9. While addressing the land availability challenge is crucial, government agencies should not ignore the
importance of other ways to address the financial difficulty of providing new rental housing. Steps such
as reducing construction cost (e.g. reduced DCCs, reduced parking), continuing to provide financing at
below market rates, and providing technical assistance to non-profits are important.

10. Local governments can help increase the supply of new rental housing by accelerating approvals
processes and taking care in setting design and construction requirements for affordable housing, with
an eye to the cost implications of these requirements.

11. Local governments should be willing to experiment and be flexible regarding how affordable units are
delivered by the private sector. Providing affordable units on a development site is the typical approach
now, but this works best when the site is large enough to accommodate the affordable units in a stand-
alone building. Where the affordable housing obligation for a project is relatively small, local governments
should consider the option of having the units provided off site or in the form of cash-in-lieu funds pooled
to create public sector or non-profit projects. If the question is framed as “what delivers the most units”
rather than starting with an assumption about ownership and location, new creative solutions can emerge.

12. There is broad consensus among private and non-profit housing developers that stand-alone, self-
contained rental buildings (with all affordable rental or a mix of market and affordable rental under single
ownership) work better than buildings that have mixed tenure (strata and rental) or mixed ownership (via
air parcels). Where possible, local governments should look for ways that affordable housing
requirements can be satisfied in single ownership rental buildings. This makes it easier and more efficient
for property management, capital repairs, financing, and very long term decisions about redevelopment.

13. Goals for transit-oriented affordable rental should not focus only on rapid transit stations. These areas
are generally planned for densities that require concrete construction, which is expensive. Frequent
transit corridors, with good bus service and where the appropriate density can be achieved in wood frame
construction, or the shoulder areas around rapid transit nodes can deliver more units for a given
investment.

14. Integrated planning for transit and land use in transit-oriented areas should plan for affordable housing
from the beginning. Because affordable rental housing cannot support land value, it is essential that plans
for residential densification define early goals for the mix of market and affordable housing and early
strategies for how affordable housing can be achieved. This requires signals not just about how much
density is planned, but also the conditions under which additional density will be available, the anticipated
mix of market rental, affordable rental, and strata housing, and the implementation plan for the affordable
rental component. If these goals are defined early, the land market and the private sector development
industry are more able to respond appropriately and the capacity for affordable rental housing can be
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

created. This integrated planning should include early identification of lands owned by the public sector
or by non-profits that could be good sites for additional density for affordable rental housing.
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REDUCING THE BARRIER OF HIGH LAND COST
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 1: Average Apartment Rents in Metro Vancouver,

2018
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Vancouver — Rental Market Statistics Summary by Census Subdivision
October 2018 Apartment 1 Bedroom

Average Rent
(%) lowest to
Vacancy Rate (%) highest Median Rent ($) [% Change| |Units
Maple Ridge (CY) 1la 878|a 874|a 7.7|c 776
Delta (DM) 13[a 931|a 918[a 63[a| 853
Surrey (CY) 0.4[a 978|a 960|a 5.4{c | 2,648
Langley (CY) 1.6[a 1,017|a 939|a 9|b 939
White Rock (CY) 0.9[a 1,019)a 960|a |** 939
Part Moody (CY) e 1,020[a 985a [++ 140
Coguitlam (CY) 1.2(a 1,096(a 1,075|a 11.1|e | 1,815
New Westminster (CY) 1.6[a 1,109[a 1,057|a 8.3|b | 5478
Port Coquitlam (CY) 1la 1,140|a 1,065|b 5.5[c 323
Burnaby (CY) 2.2[a 1,149(a 1,100{a 5.5(b | 7,446
Pitt Meadows (CY) 0.8[a 1,174[a 1,200|a [** 136
Langley (DM) 1.5|a 1,175|a 1,258|b [++ 201
Richmond (CY) 1la 1,213|a 1,150{a 4.5a | 1,429
Vancouver 1.1|a 1,307|a 1,250|a 6.4|a |67,985
North Vancouver (CY) 1la 1,333|a 1,298|a 7.3[c | 3,660
Vancouver (CY) 0.8[a 1,411(a 1,389|a 6.2[a (38,795
North Vancouver (DM) 0.9[a 1,452(a 1,460(a 6|b 360
West Vancouver (DM) 0.4|a 1,620|a 1,610|a 42|c | 1,303
Greater Vancouver A (RDA 0.3|a 1,749|a 1,741)a 49|c 748
Notes

The following letter codes are used to indicate the reliability of the estimates: a - Excellent, b- Very good, ¢ - Good, d - Fair (Use with Caution)

** Data suppressed to protect confidentiality or data not statistically reliable

++Change in rent is not statistically significant. This means that the change in rent is not statistically different than zero (0). (Applies only to % Change of Average Rent Tables).
- No units exist in the universe for this category

n/a: Not applicable

CMA, CA and CSD definitions are based on 2016 Census Geography Definitions

Source CMHC Rental Market Survey

Vancouver — Rental Market Statistics Summary by Census Subdivision
October 2018 Apartment 2 Bedroom

Average Rent
(3) lowest to
Vacancy Rate (%) highest Median Rent (3) |% Change| |Units
Maple Ridge (CY) 2.9a 1,120|a 1,125|a 9.2|c 461
Surrey (CY) 0.5[a 1,151|a 1,090(a 4.2(c | 2,485
Delta (DM) 1.4]a 1,185[a 1,210|a 4lb 767
Port Moody (CY) * 1,266|b 1,304|b [** 95/
Pitt Meadows (CY) 0.8[a 1,270|a 1,250(a 3.2|c 134
White Rock (CY) 1.6[c 1,280|a 1,209|a 8.6|c 375
Coquitlam (CY) 0.9|a 1,290|a 1,276|a 7.7|b | 1,062
Langley (CY) 1.2[a 1,330|a 1,250(a 9.8[c | 1,008
Burnaby (CY) 1.5[a 1,466|a 1,400(a 4.6[b | 3,283
Richmond (CY) 0.3|a 1,466|a 1,409|a 8.5la | 1,191
Port Coquitlam (CY) 3.1c 1,472|b 1,288|c 9.5[c 307
New Westminster (CY) 1.1|a 1,476[a 1,413|a 7.5(b | 2,243
North Vancouver (CY) 0.6la 1,648|a 1,575|a 5.5/d | 1,853
Vancouver 0.9|a 1,649|a 1,505|a 5.5/a | 26,751
Langley (DM) 2.6/a 1,658|a 1,753[a [** 190
Morth Vancouver (DM) 3.2|a 1,833|a 1,750|a 6.2|a 301
Vancouver (CY) 0.7[a 1,964|a 1,875|a 5.3[b | 9,622
Greater Vancouver A (RDA 0.2[a 2,259|a 2,350(b 4.7|c 590
West Vancouver (DM) 1.1]a 2,408|a 2,350[a -1.9|c 694
Notes

The following letter codes are used to indicate the reliability of the estimates: a - Excellent, b- Very good, ¢ - Good, d - Fair (Use with Caution)

** Data suppressed to protect confidentiality or data not statistically reliable

++ Change in rent is not statistically significant. This means that the change in rent is not statistically different than zero (0). (Applies only to % Change of Average Rent Tables).
- No units exist in the universe for this category

nfa: Not applicable

CMA, CA and CSD definitions are based on 2016 Census Geography Definitions

Source CMHC Rental Market Survey
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Appendix 2: Calculations of Break Even Rent for New
Apartments Under Different Scenarios for Private Vs Non-
Profit, Financing Structure Type
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Metro Vancouver - Break Even Rent Calculations

Assumptions:
Net-to-  SqFt/1BR SqFt/2BR

Unit Size: Gross Ratio Unit Unit
Net SgFt per unit 85% 575 750
Gross SgFt per unit 676 882

Capital Cost Components:

Construction Cost $/Gross SqFt $/1BR Unit $/2BR Unit
Concrete - all in construction cost S 500 S 338,000 S 441,000
Wood Frame - all in construction cost S 420 S 283,920 S 370,440
Land Cost $/SqFt  $/1BR Unit $/2BR Unit
No Land Cost S - S - s -
Land - low S 50 S 33800 S 44,100
Land - Med S 125 $ 84,500 S 110,250
Land - High S 200 S 135,200 S 176,400
% of Const
PRIVATE Developer's Profit Cost+Lland S5/1BrUnit $/2Br Unit
Concrete - No Land Cost 15% S 50,700 S 66,150
Concrete - Low Land 15% S 55770 S 72,765
Concrete - Med Land 15% S 63,375 S 82,688
Concrete - High Land 15% S 70,980 $ 92,610
Wood Frame - No Land Cost 15% S 42,588 S 55,566
Wood Frame - Low Land 15% S 47,658 S 62,181
Wood Frame - Med Land 15% $ 55263 $ 72,104
Wood Frame - High Land 15% S 62,868 S 182,026
% of Const
NON-PROFIT Developer's Fee Cost+Lland S$/1Br Unit $/2Br Unit
Concrete - No Land Cost 5% S 16,900 S 22,050
Concrete - Low Land 5% S 18590 S 24,255
Concrete - Med Land 5% S 21,125 $ 27,563
Concrete - High Land 5% S 23,660 S 30,870
Wood Frame - No Land Cost 5% S 14,196 S 18,522
Wood Frame - Low Land 5% S 15,886 S 20,727
Wood Frame - Med Land 5% S 18421 S 24,035
Wood Frame - High Land 5% S 20956 S 27,342
Total Capital Cost Scenarios:
A. PRIVATE Developer
Cost = Construction + Land + Dev Profit $/1Br Unit $/2Br Unit
Concrete - No Land Cost $ 388,700 S 507,150
Concrete - Low S 427,570 S 557,865
Concrete - Med $ 485,875 S 633,938
Concrete - High S 544,180 S 710,010
Wood Frame - No Land Cost $ 326,508 S 426,006
Wood Frame - Low $ 365,378 S 476,721
Wood Frame - Med $ 423,683 S 552,794
Wood Frame - High $ 481,988 S 628,866
B. NON-PROFIT Developer
Cost = Construction + Land + Dev Fee $/1Br Unit $/2Br Unit
Concrete - No Land Cost $ 354,900 S 463,050
Concrete - Low $ 390,390 S 509,355
Concrete - Med $ 443,625 S 578,813
Concrete - High S 496,860 S 648,270
Wood Frame - No Land Cost $ 298,116 S 388,962
Wood Frame - Low S 333,606 S 435,267
Wood Frame - Med $ 386,841 S 504,725
Wood Frame - High $ 440,076 S 574,182

Annual Operating Cost: $/1Br Unit  $/2Br Unit
Cost/year/unit S 4800 $ 6200
Cost/month/unit -S 400.00 -S 516.67
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

NON-
PRIVATE PROFIT
Developer' Developer'
Financing Terms: s Financing s Financing
Interest Rate
Nominal rate (%/year semi annual compounding) 4.0% 3.0%
Effective rate per compounding period 2.0% 1.5%
Equivalent Monthly rate 0.3305890% 0.2484517%
Amortization Period
#Years 35 50
# Months 420 600
Principal (as % of Cost) 75% 100%
Monthly Payment Factor (for Principal = $1) -50.0044080 -50.0032084
Equity (as % of Cost) 25% 0%
Required Return on Equity
% Return per year, annual compounding 7.0% 0.0%
% Return per month (equivalent to annual rate)  0.5654145% 0.0000000%

Monthly Financing Costs:

Monthly Pmt PRIVATE

Monthly Pmt NON-

Mortgage Payment Developer PROFIT Developer

Principal = % X (Const Cost+Land+Dev Profit or Fee $/1BrUnit $/2BrUnit $/1Br Unit $/2Br Unit
Concrete - No Land Cost -$ 1,285 - 1677 -5 1,139 -5 1,486
Concrete - Low Land -$ 1,414 -S 1,844 -5 1,253 -5 1,634
Concrete - Med Land -S 1606 -5 2,09 -S 1,423 -S 1,857
Concrete - High Land - 1,799 -S 2,347 -5 1,594 -S 2,080
Wood Frame - No Land Cost -S 1,079 -5 1,408 -S 956 -S 1,248
Wood Frame - Low Land -$ 1,208 -$ 1576 -5 1,070 -S 1,397
Wood Frame - Med Land S 1,401 -5 1,828 -5 1,241 -5 1,619
Wood Frame - High Land -5 1,593 -$ 2,079 -S 1,412 -S 1,842

Return On Equity

Required Monthly ROE,
PRIVATE Developer

Required Monthly

ROE, NON-PROFIT
Developer

Cost = % Required Return X Equity $/1Br Unit $/2Br Unit $/1Br Unit $/2Br Unit
Concrete - No Land Cost -5 549 -5 717 S - S -
Concrete - Low Land -5 604 -5 789 S - S -
Concrete - Med Land -5 687 -5 896 S - S -
Concrete - High Land -5 769 -$ 1,004 S - S -
Wood Frame - No Land Cost -5 462 -5 602 S - S -
Wood Frame - Low Land -5 516 -5 674 S - S -
Wood Frame - Med Land -5 599 -5 781 S - S -
Wood Frame - High Land -S 681 -$ 889 § - S -

Break Even Rents*

*Break Even is defined as Rent needed to cover Operating Costs, and Mortgage payment (P+l) and

Return on Equity (interest only) required to finance Capital Costs**

**Capital Costs = Construction Cost + Land + Developer's Profit or Fee. Land Cost is sometimes set to zero.

Break Even Rentwith  Break Even Rent with

PRIVATE Developer NON-PROFIT
Non-Profit  Non-
Capital Cost Scenario: Private 1BR Private 2BR 1BR Profit 2Br
Concrete - No Land $ 2234 S 2910 $ 1,539 S 2,002
Concrete - Low Land S 2418 $ 3150 $ 1,653 $ 2,151
Concrete - Med Land $ 2693 S 3509 S 1823 S 2374
Concrete - High Land S 298 S 388 S 1994 S 2597
Frame - No Land S 1941 S 2527 § 1,35% S 1,765
Frame - Low Land S 2124 S 2,767 S 1,470 S 1,913
Frame - Med Land S 2400 S 3,126 S 1641 S 2,136
Frame - High Land S 2,675 S 3,48 S 1812 S 2,359

coriolis..

R, Wollenberg
%Eﬂunmh_
onsuitin
CONSULTING CORP. D@ Inc. 9

PAGE 72

DRAFT



Appendix 3: Explanation of Cap Rates and Implications for
New Private Sector Rental Construction

A Cap rate is a simple but common measure used to relate the annual income from a property to the value
an investor would be willing to pay for the property, using the formula Cap Rate = Net Operating Income/
Value. This can be algebraically revised to the form Value = Net Operating Income/Rate, so that if one knows
the net operating income from an asset and applies a target cap rate, one can estimate the value of the asset.
If a rental apartment building generates annual net operating income of $1,000,000 and the investor applies
a cap rate of say 3.75%, the value of the asset would be about $26.7 million. However, if the investor applies
a cap rate of 4%, the most the investor would pay for this asset is $25.0 million. This is crucial to the viability
of new projects because the all-in cost (land, construction cost, profit) must be equal to or less than this value
for the project to proceed. If the creation cost of a possible new apartment building will be $30 million, but
the rental income only supports a value to an investor of $28 million, this project is not viable.

It is important to understand that the cap rate is a simple indicator that is not usually equal to the true rate of
return that an investor expects to earn over the life of an investment. Return on an income-producing property
usually has three components: the return derived from the continuation of current income, the return derived
from growth in income (on the basis that rents will rise faster than operating costs), and the return derived
from selling the asset for more than the original purchase price (which happens if the income goes up). The
combined total return on investment (using IRR, or Internal Rate of Return) is usually about 2% to 3% higher
than the cap rate. So, if prevailing cap rates are 4%, then it is likely that investors are expecting the project
to yield 6% to 7% IRR. The cap rate only reflects the part of the return that comes from continuation of current
income. |If the potential for future income growth becomes lower for any reason, then the portion of total
return that comes from current income must increase (i.e. cap rates go up). So, why would cap rates increase
for rental apartment buildings? There are several possible reasons. One possibility is rising interest rates. If
mortgage rates increase, then a given net operating income supports less borrowing which tends to put
downward pressure on the amount investors are willing to pay for an asset. Also, rising interest rates can
mean investors can earn a greater return on investments with less risk than real estate, so real estate prices
must fall to match the performance. Another possibility, and it should be a crucial consideration in government
regulation of rental housing, is that investors see a risk of reduced future income due to rent control. If growth
in rents is constrained, then a higher proportion of total return must come from continuation of current income,
so cap rates rise. If cap rates rise, then the value of assets falls, so it becomes harder to deliver a new project
within this lower ceiling on total creation cost.
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Appendix 4: Metro Vancouver Local Government Measures
to Encourage or Facilitate Rental Housing

The table on the following page summarizes local government measures in Metro Vancouver to encourage
and support purpose-built rental housing. A check mark indicates that the local government currently has
zoning or policy documents in place (or draft bylaws) to implement the indicated measure for market rental
housing, below-market rental housing, and/or non-market rental housing. If a municipality’s OCP, housing
strategy, or housing action plan calls for exploring the potential to implement one of the tools, but detailed
policy or bylaw amendments have not yet been drafted or adopted, we have left the cell blank.

This table was compiled using information from Metro Vancouver's “2018 Municipal Measures for Housing
Affordability and Diversity” table supplemented with internet research, anecdotal observations as of mid-
January 2019, and discussions with staff at some municipalities. Direct contact with each municipality was
not within the scope of our work.

Readers interested in understanding a given municipality’s specific measures to encourage and support
rental housing should contact municipal staff directly. Municipal policies and regulations to support rental
housing in the region are changing quickly, so the measures being used by individual municipalities are fluid
and subject to change.

i i i PAGE 74
coriolis. %mgsyem g
CONSULTING CORP. D@ ICF:\%psultmg



OST

~
(v

H LAND

~
(4

F HIG

e’
VL

NG THE BARRIE

~
(v

EDU

M

) "]l PAPN[AUI JOU 8ABY 8M OS palapisucd-al Buiaq Ajusa.ing si Sy} puejsispun
W am Ing ‘sjoaloud |ejual Bupsixa ¢ 0} Buluoz Ajuo ejusl, Buikidde Bunapisuoo sem Apoojy od ‘saiiadoid paumo-Ay9) z| pue sBuipiing [ejual pauiels g Buipnjoul yo0)s
W Buisnoy [ejuad Bunsixe o Auoyine Buluoz ainus) |eyuapisal [eluss mau e Adde |im 1ey) gL0z Alenuer ale| ul mejAq e pajdope JalsulliISap, MaN “ainin) Jeau ay) ul sjasloid
O jo1d ul Buluoz Ajuo [eyusl, ay) Buif|dde sejedionue pue Buiuoz Ajuo [ejual, sy} oy ABsjelis uoneyuswaldwi ue Buidojeaap Apuanno s Ageuing 'syun Buijiemp aiow 1o om)

Nwuad jey; sjausip Bunsixe o) paidde aq o) sjausIp-qns 4, [EJUSI MOJ|E 0} 80T |[B) Ul Sjuswpuawe mejAq Buiuoz pajdope Aqeuing *joo} mau Ajgane|al e si Buiuoz Ajuo |ejual, '8
o "s98) JwJad Jojpue
= $00(Q [ediiunw }8s-}jo 0} pasn ag uea jey) sjuelb Buipiacid se yons $8INSESW J2alIpUl SB [|dM SE (18An0oUBA Ul $10( J0) SO JO SUOIIINPAL JO SISAIBM J98lIp Sapnjoul SIY] *p
= 'sj09(oud Buisnoy |eyuai Joj suononpal Juawalinbal Bunled jo suononpal ases-Ag-aseo
= pue ‘sjoaloid Buisnoy |ejual Joddns o) Ajjeaioads saloljod ul 1no jas suononpal Buyied ‘isuel) Jeau (ejens pue [ejual) syoaloid o) ajqejieae suononpal Buiyied sapnjoul iy "o
s ‘(18anoouep "6°9) sjeaosdde Buiuozal Jo Led se sjoslold [enuapisal eleds ul Buisnoy jeytew-uou Buuinbal pue ‘(JeAnoJueA 188/ Ul pUB JBANOIURA
5 UMON J0 101381 8y ul sBuiuozal asea-Ag-aseo ‘puowiyory ul Aoijod Bunsixa ‘ajsuiwisapy map Ul Aoijod yelp *6+9) sjoaloid [enuapisal ejels ul Buisnoy [ejual joxJew-mojaq Jo
_.U\ 19%Jew Buuinbai ‘(A9 Jeanoouep, yuoN "6:9) spasloid Buisnoy [elua. 18yJew Ul spun [ejual 19 ew-mojaq Buipinoid o) payull st 1ey) Aususp [euonippe Jajo sallijedioiun awos ‘q
B ‘(suoneyiwi| Juss yjim pue azis
= Aq Jo adA} Ag syun Jo Jaquinu awes ay} apiaoid 0} sjuswalinbal Y)m Sased aWwos ul) sjun [ejual paysijowsap Jo Juawaoe|dal auo-1o0j-auo Buiinbal Jospue ‘syun ejual Bupsixa
< J0 SS0| 8y} Jouisal 0} saljod uomjowap ‘syoaloid [ejual Bupsixe Buijielis uo suonauisal apnjoul pue uoibal ayy inoybnoyy Atea seioljod juswaoe|daljuonualal un [ejuay e
W ‘S8JON
3
WJ o Buisnoy [gjual mau Ul Juswisanul 192.1Q
= Vol WAl W a Vol a > Ve anjen JayJew Uey) s3] 1e spue| [edioiunu 180
N ol Ve aBuiuoz Ajuo [ejusy
0 Pl oI A A o Falll ol ol i o VARV ARl o aoue)sisse ssaooud sjenoiddy
nm_ 7 il IV | /| olsee) nwiad *B3) suononpas 1509 Jay0
& rNrr |5 Ll s $$00Q fedioiunw paonpay
O
T Vall RV AR BV ol BV ol BV ol I o Vol i IV R RV R I ol BV ol B o Y o B Y o »Sjualuannbal Bupjied psanpay e :SUOIONP3J JS02 UOKONASUOY
:h_ q(sBuiuozai jo ped se suonenofisu asea-Ag-asea Jo Buisnuog Aysuasp
X Vall iV ol BV Al BV ol BV ol IV ol I o Val VAl ol IV Al IV o Vall iV o BIA Jayya) sjuawalinbal Buisnoy [ejual o} payul sasealoul Alsuag
Vol WV ol IV ol IV ol IV ol IV o Vel ol iV ol iV o " Vel Ve esaljod Juawaoe|daluonua}el Jun [ejusy
W Vil ol BV AR RV AR RV o B Y o B BV ol BV ol BV ol BV o BV AR I ol IV ol BV ol B o B A Y o sashoy Yoeod Jojpue ‘sasnoy Aemaue| ‘sajins Alepuodas mojly
=
Sl |E|E|5|5|E| 2|2 W £ § E|(2(2|E|2|5
< =zl 22l ElglFlZ2 222 (& 5 | B
w ) < S 8 | 8 o 5 | 5 @ x| = | - & | =2

v g & alg|s|2|3 |3 &lalad =
wP;_ -~ m = & = <} b= E} @ Q| a
e s 3 S | £ | 3 E | 2
W i ® 1 @ 2
L g | 2 7
) m =
LLl e
= 2
”ﬂ BuisnoH [ejuay sjeifioe4 Jo aBeInoaU3 0} SaINSEa)y JUSWUIAACS) |30

PAGE 75

DRAFT

Wollenberg
Munro
Consulting
Inc.

3

b
=

>

CONSULTING CORP.

coriolis.



REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5, 6, and 7: Financial Analysis for Case Study
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Appendix 5 — Burnaby Exhibit 1:

Estimated Income Value Assuming Property is Improved with Old Low Density Commercial

Buildings
Assume C-3 site located along Kingsway

Major Assumptions
Site and Building Size
Existing Zoning

Site Size
Assumed Density

Retail

Revenue and Value

Average Lease Rate for Retail Space
Capitalization Rate

Value of Retail and Service Space Upon Lease-up
Vacancy and non recoverables

Estimated Overall Value
Capitalized Value of Retail/Service Space

Total Value of Commercial

Appendix 5 — Burnaby Exhibit 2:

C-3

55,000
0.40

22,000

$25.00
4.75%
$526
0%

$11,578,94
5
$11,578,94
7

sq.ft. 25
or 215 by 6
FSR

100 rentabl
sq.ft. % e

per sq.ft. net, base
building

per sq.ft. of leasable area

Estimated Income Value of Property if Improved with an Older Low Density Rental Building

Rental Apartment Value

Site Size (SF) 55,000

Assumed FSR 0.9

Total Floor Area (SF) 49,500

Average Gross Unit Size (SF) 800

Number of Units 62

Market Value Per Unit! $275,000

Value of Rental $17,050,000

'Based on recent market transactions.
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 3:

Land Residual Estimate for Wood Frame Strata Development

Assume 1.5 FSR achieved under RM3s

Major A

Site and Building Size

figures that are inputs; unshaded cells are formulas)

Gross Parcel Size 55,000 sq.ft. 1.26 acre
Dedications 0 sq.ft.
Site Size 55,000 sq.ft. or
Site Frontage 620 ft
Base Density 1.1 FSR
Bonus Density 0.4 FSR
Total Density 1.5 FSR
Total Gross floorspace 82,500 sq.ft.
Gross residential floorspace 82,500 sq.ft.
Gross commercial floorspace 0 sq.ft.
Parking
Stalls per
Net Saleable Avg Unit  Number of Unit or 1000
Concept Gross SF Efficiency or Rentable Size Units sf
Strata Residential 82,500 85% 70,125 725 a7 11
Rental 1 o 85% 0 573 o 11
Rental 2 0 85% a 565 0 0.6
Rental 3 o 85% 0 565 ] 0.5
Retail ] 100% 0 nia nia 20
Office o 95% 0 nia nia 0.0
Total 82,500 70,125 a7
Revenue/Value
Strata Residential 850 per net square fool
Rental 1 $0 per net square foot (see separate caloulations)
Rental 2 0 per net square foot (see separate calculations)
Rental 3 $0 per net square foot (see separate caloulations)
Retail 0 per net square foot including parking revenue (see separate calculations)
Office $0 per net square foot including parking revenue (see separate calculations)

Pre Construction Costs

Parking
Stalls Share of Units

107 100%
a 0%
1] 0%
a 0%
0 nfa
0 nfa

107 100%

Upfront Compensation to Existing Tenants 0

Tenant Relocation 30

Allowance for Demolition of Existing Buildings $500,000

Allowance for Remediation 30

Site Preparation/Fill 0

Standard Site Sendcing 5845122 $5,000 per lineal metre of rontage
Density Bonus Contribution $176 psf of bonus density

Rezoning Cosls $500,000
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 3 Continued:

Construction Costs
Hard Construction Costs
Market Strata Residential Area
Rental 1 Residential Area
Rental 2 Residential Area
Rental 3 Residential Area
Retail Area (shell space - no TI)
Office Area (shell space - no TI)
Cost Per Garage/Underground Parking Stall
Overall Costs Per Square Foot
Sustainability Premium
Total Estimated Cost per Square Foot
Hard Cost Used in Analysis
Site Landscaping
Electrical Charging Station
Other
Soft costs and Professional Fees
Development management
Fees, legal and survey for rental portion
Contingency on hard and soft costs
Car Share

Government Levies

GVS & DD Sewer Levy - Strata Apartment
GVS & DD Sewer Lewy - Townhouse

GVS & DD Sewer Levy - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Financing

Interim financing
Financing charged on
Financing fees

Ci issi and Marketing

Commissions on Strata Residential

Marketing on Strata Residential

Commissions on Sale of Commercial
Commission on Sale of Rental Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space

Other Costs and Allowances

Met GST on Market and Below Market Rental Units
MNet GST on Social Housing Units

Property Taxes

Assumed current assessment (Year 1 of analysis)

Assumed assessment after 1 year of construction (Year 2 of analysis

Developer's Profit

School Tax Surcharge During Devel t*

Tax Rate

Residential Portion of current assessment (Year 1 of analysis)
Assumed residential portion of assessment after 1 year of constructio
*Assumes BC Owner

$205 per gross sq.ft. of residential area
80 per gross sq.1. of rental residential area
30 per gross sq.ft. of rental residential area
80 per gross sq.1. of rental residential area
30 per gross sq.ft. of retail area
80 per gross sq.1. of commercial area
$50,000 per underground/structured parking stall
3270 per gross sq.fi.
0%
$270
270
£550,000 or $20 psf of site area on 50% of site
$97,000 a7 stations $1,000 per station
0
8.5% of hard costs, landscaping and site prep/sendcing costs
3.0% of hard costs, landscaping and site prep/senicing costs and soft costs

5.0% of hard, soft and management costs
$0

$1,072 per apartment unit
80 per townhouse unit
$1,072 per unit
$0.93 per sq.ft. of commercial space
$1,200 per market unit
80 per market unit
$1,200 per unit
$1.25 per sq.ft. of commercial space
$0.00 per sq.ft. of loorspace
£0.00 per sq.ft. of floorspace
£0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of loorspace
£0.00 per sq.ft. of floorspace
$0.306 per sq.ft. of floorspace
£0.00 per sq.ft. of floorspace

$600 per unit

5.0% assuming a 1.75 year construction perod
50% of land and 75% of construction costs
1.5%

3.0% of gross strata market residential revenue
3.0% of gross strata market residential revenue
2.0% of gross commercial value
2.0% of value

$3,000 per unit

53,000 per unit

$1,000 per unit
$5.00 per sq.ft.

$25.00 per sq.fi.

$50.00 per sq.ft.

5.00% of capitalized value of rental units
2.50% of development cost of new units (assumes rebate)
0.284% of assessed value

$10,500,000

$29,803,125 (50% of completed project value)
15.0% of lotal costs or 13.0% of gross market revenue/value
0.2% between $3.0-54.1 0.4% over $4.0 million

$10,500,000

$29,803,125 (50% of completed residential project valug)
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 3 Continued:

Analysis

Revenue

Strata Sales Revenue

Rental 1 Value

Rental 2 Value

Rental 3 Value

Gross Retail Value

Gross Office Value

Total Gross Value

Less Commissions on Strata
Less Commissions on Rental
Less Commissions on Commaercial
Net Sales Revenue/\alue

Project Costs

Upfront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demolition of Existing Buildings
Allowance for Remediation

Site Preparation/Fill

Standard Site Senicing

Electrical Charging Station

Density Bonus Contribution

Rezoning Costs

Hard Construction Costs

Site Landscaping

Electrical Charging Station

Other

Soft costs and Professional Fees
Development management

Fees, legal and suney for rental portion
Contingency on hard and soft costs

Car Share

Marketing on Strata Units

Initial Lease Up Costs on Rental 1 Units
Initial Lease Up Costs on Rental 2 Units
Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space
GVS & DD Sewer Lewy - Strata Apartment
GVS & DD Sewer Lew - Townhouse

GVS & DD Sewer Levy - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Less property tax allowance during approvals/development

Less School Tax Surcharge During Development
Interim financing on construction costs
Financing fees/costs

Less Net GST (assuming builder holds units)
Total Project Costs Before Land

Developer's Profit

Residual to Land and Land Carry

Less financing on land during construction and approvals

Less financing fee on land loan
Less property closing costs
Residual Land Value

Residual Value per sq.ft. of site
Residual Value per sq.ft. of FSR

Residual Value per sq.ft. of gross buildable floorspace

$50,606,250

88888

$508,606,250
$1,788,188
50

50
$57,818,063

$0

$0
$500,000
50

$0
$945,122
$97,000
$3,875,728
$500,000
$22,262,500
$550,000
$97,000

$0
$2,407,825
$922,055
50

$1,607 862

g

$1,788,188
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$58,200
$108,192
$120,909
$1,179,283
$418,953

$0
$37,659,200

$7,772,655

$12,386,207
$620,085
§79,421
$480,618
$11,206,083

$204
$136
$136
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 4:

Land Residual Estimate for Wood Frame Rental Development

Assume 1.5 FSR achieved under RM3s

Major A PR

Site and Building Size
Gross Parcel Size
Dedications

Site Size

Site Frontage

Base Density

Bonus Density

Tatal Density

Total Gross floorspace
Gross residential floorspace
Gross commercial floorspace

Concept

Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Total

Revenue/Value
Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Pre Construction Costs

Upfront Compensation to Existing Tenants

Tenant Relocation

Allowance for Demolition of Existing Buildings

Allowance for Remediation
Site Preparation/Fill
Standard Site Sendcing
Density Bonus Contribution
Rezoning Costs

figures that are inputs; unshaded cells are formulas)

55,000 sq.ft. 1.26 acre
0 sq.ft.
55,000 sq.ft. or
620 ft
1.1 FSR
0.4 FSR
15 FSR
82,500 sq.ft.
82,500 sq.ft.
0 sq.ft.
Met Saleable Avg Unit
Gross SF Efficiency or Rentable Size
o 85% 0 650
82,500 85% 70,125 589
o 85% 0 565
o 85% a 565
o 100% 0 nia
] 95% 0 nia
82,500 70,125

50 per net square foot

$763 per net square fool (see separate calculations)
$0 per net square foot (see separate calculations)
&0 per net square fool (see separate calculations)
$0 per net square foot including parking revenue (see separate calculations)
50 per net square foot including parking revenue (see separate calculations)

50
$0
$500,000
$0
50
5845,122

80 psf of bonus density

$500,000

Parking
Stalls per

Number of  Unit or 1000

Units

0
118
0
0
nfa
nia
118

$5,000 per lineal metre of frontage

sf
11
11
0.6
0.5
20
0.0

Parking
Stalls Share of Units

0 0%

131 100%
a 0%
1] 0%
0 nfa
0 nfa

131 100%
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 4 Continued:

Construction Costs
Hard Construction Costs
Market Strata Residential Area
Rental 1 Residential Area
Rental 2 Residential Area
Rental 3 Residential Area
Retail Area (shell space - no TI)
Office Area (shell space - no TI)
Cost Per Garage/Underground Parking Stall
Overall Costs Per Square Foot
Sustainability Premium
Total Estimated Cost per Square Foot
Hard Cost Used in Analysis
Site Landscaping
Electrical Charging Station
Other
Soft costs and Professional Fees
Development management
Fees, legal and survey for rental portion
Contingency on hard and soft costs
Car Share

Government Levies

GVS & DD Sewer Lewy - Strata Apartment
GVS & DD Sewer Lewy - Townhouse

GVS & DD Sewer Lew - Rental Residential
GVS & DD Sewer Levy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs.

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Financing

Interim financing
Financing charged on
Financing fees

Commissions and Marketing

Commissions on Strata Residential

Marketing on Strata Residential

Commissions on Sale of Commercial
Commission on Sale of Rental Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space

Other Costs and Allowances

Met GST on Market and Below Market Rental Units

Met GST on Social Housing Units.

Property Taxes

A d current t (Year 1 of lysis)

Assumed assessment after 1 year of construction (Year 2 of analysis,
Developer's Profit

School Tax Surcharge During Develop t*

Tax Rate

Residential Portion of curent assessment (Year 1 of analysis)

A d residential portion of went after 1 year of constructio

“Assumes BC Cwner

80 per gross sq.. of residential area
$185 per gross sq.ft. of rental residential area
80 per gross sq.1. of rental residential area
30 per gross sq.ft. of rental residential area
80 per gross sq.1. of retail area
30 per gross sq.ft. of commercial area
$50,000 per underground/structured parking stall
$274 per gross sq.ft.
0%
$274
$274
$550,000 or $20 psf of site area on 50% of site
£119,000 118 stations £1,000 per station
$0
8.5% of hard costs, landscaping and site prep/senicing costs
3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
0
5.0% of hard, soft and management costs
30

$1,072 per apartment unit
80 per townhouse unit
$1,072 per unit
$0.93 per sq.ft. of commercial space
$1,200 per market unit
80 per market unit
$1,200 per unit
$1.25 per sq.ft. of commercial space
£0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of loorspace
$0.00 per sq.ft. of loorspace
£0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of loorspace
£0.306 per sq.ft. of floorspace
$0.00 per sq.ft. of loorspace

8600 per unit

5.0% assuming a 1.75 year construction period
50% of land and 75% of construction costs
1.5%

3.0% of gross strata market residential revenue
3.0% of gross strata market residential revenue
2.0% of gross commercial value
2.0% of value

53,000 per unit

$3,000 per unit

$1,000 per unit
$5.00 per sq.fi.

$25.00 per sq.ft.

$50.00 per sqg.fi.

5.00% of capitalized value of rental units
2.50% of development cost of new units (assumes rebate)
0.284% of assessed value

$10,500,000

$26,737,001 (50% of completed project value)
15.0% of total costs ar 13.0% of gross market revenue/value
0.2% between $3.0-54.1 0.4% over $4.0 million

$10,500,000

$26,737,081 (50% of completed residential project value)
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 4 Continued:

Analysis

Revenue

Strata Sales Revenue $0
Rental 1 Value $53,474,181
Rental 2 Value 50
Rental 3 Value $0
Gross Retail Value $0
Gross Office Value 50
Total Gross Value $53,474,181
Less Commissions on Strata 50
Less Commissions on Rental $1,069,484
Less Commissions on Commercial 50
Net Sales Revenue/Value $52,404,698
Project Costs

Upfront Compensation to Existing Tenants 50
Tenant Relocation 50
Allowance for Demolition of Existing Buildings $500,000
Allowance for Remediation 50
Site Preparation/Fill 50
Standard Site Sendcing $945,122
Electrical Charging Station $119,000
Density Bonus Contribution 50
Rezoning Costs $500,000
Hard Construction Costs $22,637,500
Site Landscaping $550,000
Electrical Charging Station $119,000
Other 50
Soft costs and Professional Fees $2,114,003
Development management $809,539
Fees, legal and survey for rental portion 50
Contingency on hard and soft costs ¥ 81,414,708
Car Share $0
Marketing on Strata Units $0
Initial Lease Up Costs on Rental 1 Units $357,000
Initial Lease Up Costs on Rental 2 Units 50
Initial Lease Up Costs on Rental 3 Units $0
Leasing Commissions on Commercial Space 30
Tenant Improvement Allowance on Retail Space 30
Tenant Improvement Allowance on Office Space $0
GVS & DD Sewer Lew - Strata Apartment $0
GVS & DD Sewer Lew - Townhouse 50
GVS & DD Sewer Lewy - Rental Residential $127,568
GVS & DD Sewer Lewy - Commercial $0
TransLink - Strata Apartment Residential $0
TransLink - Townhouse 50
TransLink - Rental Residential $142,800
TransLink - Commercial $0
Market Strata Apartment DCCs $0
Market Townhouse DCCs 50
Rental 1 Residential DCCs 50
Rental 2 Residential DCCs $0
Rental 3 Residential DCCs 50
Retail DCCs 50
Office DCCs 50
Schoaol Site Acquisition Charge §71,400
Less property tax allowance during approvals/development $101,662
Less School Tax Surcharge During Development $111,711
Interim financing on construction costs $1,001,086
Financing fees/costs $355,749
Less Net GST (assuming builder holds units) $2,673,709
Total Project Costs Before Land $34,651,557
Developer's Profit $6,973,033
Residual to Land and Land Carry $10,780,107
Less financing on land during construction and approvals $539,679
Less financing fee on land loan $69,123
Less property closing costs $408,637
Residual Land Value $9,762,668
Residual Value per sq.ft. of site $178
Residual Value per sq.ft. of FSR $118
Residual Value per sq.ft. of gross buildable floorspace $118
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 4 Continued:

Rental 1 Value

Assumptions Market Rent
Unit Type # Units Size rent/month
Studios 26 22% 450 $ 1,500
1-Bedroom 57 48% 550 $ 1,700
2-Bedroom 36 30% 750 $ 2,400
3-Bedroom 0 0% 0 $ -
Total 119 100%
Average 589 $ 1,868

$ 3.17
Annual Revenue
Studios $ 468,000
1-Bedroom $ 1,162,800
2-Bedroom $ 1,036,800
3-Bedroom $ -
TOTAL $ 2,667,600
Rental 1 Revenue and Operating Cost Assumptions
Rental Rate Per Month $3.17 psf per month or

$1,868 per unit per month

Monthly Parking Revenue $100 per month
Monthly Storage Revenue $40 per month on 50% of units

Vacancy and Non Recowerable Allowance
Operating costs for New Rental Units
Property Tax Allowance
Residential Assessment (upon completion of new building)
Residential Tax Rate
Residential Property Taxes
Capitalization Rate for Rental Apartment Space

Capitalized Value
Rental Revenue
Storage

Parking

Total

Vacancy

Net

Op Costs

Taxes

NOI

Capitalized Value
psf of rentable space

1.00%

$4,450 per unit per year

$55,048,125 (see capitalized value below)

0.284%
$156,309
4.00%

$2,667,600
$28,560
$157,200
$2,853,360
$28,534
$2,824,826
$529,550
$156,309
$2,138,967
$53,474,181
$763
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 5:

Land Residual Esti for Ci

Strata Mixed-Use Development

Assume 5.3 FSR achieved under RM5s (5.0 FSR Residential with 0.3 FSR Commercial)

Major A PR "

Site and Building Size
Gross Parcel Size
Dedications

Site Size

Site Frontage

Base Density

Bonus Density

Tatal Density

Total Gross floorspace
Gross residential floorspace
Gross commercial floorspace

Concept

Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Total

Revenue/Value
Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Pre Construction Costs

Upfront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demolition of Existing Buildings
Allowance for Remediation

Site Preparation/Fill

Standard Site Sendcing

Density Bonus Contribution

Rezoning Costs

figures that are inputs; unshaded cells are formulas)

55,000 sq.ft. 1.26 acre
0 sq.ft.
55,000 sq.ft. or
620 fi
3.7 FSR
16 FSR
5.3 FSR
291,500 sq.ft.
275,000 sq.ft.
16,500 sq.ft.
Parking
Stalls per
Met Saleable Avg Unit  Number of Unit or 1000 Parking
Gross SF Efficiency or Rentable Size Units sf Stalls Share of Units
275,000 85% 233,750 725 322 11 354 100%
o 85% Q 573 o 11 1] 0%
o 85% 0 565 o 0.6 a 0%
o 85% a 565 o 0.5 o 0%
16,500 100% 16,500 nia nia 20 33 nfa
] 95% 0 nia nia 0.0 0nla
241,500 250,250 22 387 100%

$1,150 per net square foot
&0 per net square fool (see separate calculations)
$0 per net square foot (see separate calculations)
&0 per net square fool (see separate calculations)
$B25 per net square foot including parking revenue (see separate calculations)
50 per net square foot including parking revenue (see separate calculations)

30
50
$500,000
50
30
5845122
$253 psf of bonus density
$500,000

$5,000 per lineal metre of frontage
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 5 Continued:

Construction Costs
Hard Construction Costs
Market Strata Residential Area
Rental 1 Residential Area
Rental 2 Residential Area
Rental 3 Residential Area
Retail Area (shell space - no Tl)
Office Area (shell space - no Tl)
Cost Per Garage/Underground Parking Stall
Ovwerall Costs Per Square Foot
Sustainability Premium
Total Estimated Cost per Square Foot
Hard Cost Used in Analysis
Site Landscaping
Electrical Charging Station
Other
Soft costs and Professional Fees
Development management
Fees, legal and survey for rental portion
Contingency on hard and soft costs
Car Share

Government Levies

GVS & DD Sewer Lew - Strata Apartment
GVS & DD Sewer Levy - Townhouse

GVS & DD Sewer Lew - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Financing

Interim financing
Financing charged on
Financing fees

Commissions and Marketing

Commissions on Strata Residential

Marketing on Strata Residential

Commissions on Sale of Commercial
Commission on Sale of Rental Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space

Other Costs and Allowances

Net GST on Market and Below Market Rental Units
Net GST on Social Housing Units

Property Taxes

Assumed current assessment (Year 1 of analysis)

$310 per gross sq.ft. of residential area
$0 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area
$250 per gross sq.ft. of retail area
$0 per gross sq.ft. of commercial area
$55,000 per underground/structured parking stall
$380 per gross sq.ft.
0%
$380
$380
$550,000 or $20 psf of site area on 50% of site
$322,000 322 stations $1,000 per station
$0
8.5% of hard costs, landscaping and site prep/senicing costs
3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
$0
5.0% of hard, soft and management costs
$0

$1,072 per apartment unit
$0 per townhouse unit
$1,072 per unit
$0.93 per sq.ft. of commercial space
$1,200 per market unit
$0 per market unit
$1,200 per unit
$1.25 per sq.ft. of commercial space
$0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$0.306 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$600 per unit

5.0% assuming a
50% of land and
1.5%

2.50 year construction period
75% of construction costs

3.0% of gross strata market residential revenue
3.0% of gross strata market residential revenue
2.0% of gross commercial value
2.0% of value

$3,000 per unit

$3,000 per unit

$1,000 per unit
$5.00 per sq.ft.

$25.00 per sq.ft.

$50.00 per sq.ft.

5.00% of capitalized value of rental units

2.50% of development cost of new units (assumes rebate)
0.284% of assessed value

$45,000,000

Assumed assessment after 1 year of construction (Year 2 of analysis’ $141,214,671 (50% of completed project value)

Developer's Profit

School Tax Surcharge During Development*
Tax Rate
Residential Portion of current assessment (Year 1 of analysis)

15.0% of total costs or 13.0% of gross market revenue/value

0.2% between $3.0-54.1 0.4% over $4.0 million

$45,000,000

Assumed residential portion of assessment after 1 year of constructio $134,406,250 (50% of completed residential project value)

*Assumes BC Owner
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 5 Continued:

Analysis

Revenue

Strata Sales Revenue

Rental 1 Value

Rental 2 Value

Rental 3 Value

Gross Retail Value

Gross Office Value

Total Gross Value

Less Commissions on Strata
Less Commissions on Rental
Less Commissions on Commercial
Net Sales Revenue/Value

Project Costs

Upfront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demolition of Existing Buildings
Allowance for Remediation

Site Preparation/Fill

Standard Site Senicing

Electrical Charging Station

Density Bonus Contribution

Rezoning Costs

Hard Construction Costs

Site Landscaping

Electrical Charging Station

Other

Soft costs and Professional Fees
Development management

Fees, legal and survey for rental portion
Contingency on hard and soft costs

Car Share

Marketing on Strata Units

Initial Lease Up Costs on Rental 1 Units
Initial Lease Up Costs on Rental 2 Units
Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvemnent Allowance on Office Space
GVS & DD Sewer Lewy - Strata Apartment
GVS & DD Sewer Lewy - Townhouse

GVS & DD Sewer Lewy - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Less property tax allowance during approvals/development

Less School Tax Surcharge During Development
Interim financing on construction costs
Financing fees/costs

Less Net GST (assuming builder holds units)
Total Project Costs Before Land

Developer's Profit

Residual to Land and Land Carry

Less financing on land during construction and approvals

Less financing fee on land loan
Less property closing costs
Residual Land Value

Residual Value per sq.ft. of site
Residual Value per sq.ft. of FSR

Residual Value per sq.ft. of gross buildable floorspace

$268,812,500
]

]

]
$13,616,842
]
$282,429,342
$8,064,375
50

$272,337
$274,092,630

$0
$0
$500,000

$322,000
$22,281,935
$500,000
$110,660,000
$550,000
$322,000
]
$11,524,390
$4,413,163
50
$7,600,930
50
$8,064,375
50

50

50

$82,500
$412,500
50
$345,184
50

50

$15,345
$386,400
]

]

$20,625

]

]

]

50

50

$5,049

50
$193,200
§793,135
$1,034,438
$7,965,837
$2,013,054
50
$180,951,181

$36,828,786

$56,312,663
$3,758,870
$354,738
$2,404,955
$49,794,099

$905
$171
$171
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REDUCING THE BARRIER OF HIGH LAND COST
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 5 Continued:

Retail Assumptions

Lease Rate NNN $40.00 psf per year
Monthly Parking Revenue (net of costs) $0 per month
Vacancy and Non Recowverable Allowance 2.00%
Capitalization Rate 4.75%

Capitalized Value per 1000 SF Gross

Rental Rev $40,000
Parking $0
Total $40,000
Vacancy $800
NOI $39,200
Capitalized Value $825,263
Value psf of net leasable space $825.26 psf
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 6:

Land Residual Estimate for Rental Mixed-Use Development
Assume 5.3 FSR achieved under RM5s (5.0 FSR Residential with 0.3 FSR Commercial)

Major A PR "

Site and Building Size

figures that are inputs; unshaded cells are formulas)

Gross Parcel Size 55,000 sq.ft. 1.26 acre
Dedications 0 sq.ft.
Site Size 55,000 sq.ft. or
Site Frantage G20 A
Base Density 3.7 FSR
Bonus Density 1.6 FSR
Tatal Density 53 FSR
Total Gross floorspace 291,500 sq.ft.
Gross residential floorspace 275,000 sq.ft.
Gross commercial floorspace 16,500 sq.ft.
Parking
Stalls per
Met Saleable Avg Unit  Number of Unit or 1000 Parking
Concept Gross SF Efficiency or Rentable Size Units sf Stalls Share of Units
Strata Residential o 85% 0 725 0 11 0 0%
Rental 1 275,000 85% 233,750 580 386 11 436 100%
Rental 2 o 85% 0 565 ] 0.6 0 0%
Rental 3 0 85% a 565 0 0.5 1] 0%
Retail 16,500 100%: 16,500 nia nfa 20 33 nia
Office ] 95% 0 nia nia 0.0 0nla
Total 281,500 250,250 396 469 100%
Revenue/Value
Strata Residential $0 per net square foot
Rental 1 $7BB per net square fool (see separate calculations)
Rental 2 $0 per net square foot (see separate calculations)
Rental 3 &0 per net square fool (see separate calculations)
Retail $B25 per net square foot including parking revenue (see separate calculations)
Office 50 per net square foot including parking revenue (see separate calculations)
Pre Construction Costs
Upfront Compensation to Existing Tenants $0
Tenant Relocation $0
Allowance for Demolition of Existing Buildings $500,000
Allowance for Remediation $0
Site Preparation/Fill $0
Standard Site Sendcing 5845122 $5,000 per lineal metre of frontage
Density Bonus Contribution $0 psf of bonus density
Rezoning Costs $500,000
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 6 Continued:

Construction Costs
Hard Construction Costs
Market Strata Residential Area
Rental 1 Residential Area
Rental 2 Residential Area
Rental 3 Residential Area
Retail Area (shell space - no Tl)
Office Area (shell space - no Tl)
Cost Per Garage/Underground Parking Stall
Ovwerall Costs Per Square Foot
Sustainability Premium
Total Estimated Cost per Square Foot
Hard Cost Used in Analysis
Site Landscaping
Electrical Charging Station
Other
Soft costs and Professional Fees
Development management
Fees, legal and survey for rental portion
Contingency on hard and soft costs
Car Share

Government Levies

GVS & DD Sewer Lew - Strata Apartment
GVS & DD Sewer Levy - Townhouse

GVS & DD Sewer Lew - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Financing

Interim financing
Financing charged on
Financing fees

Commissions and Marketing

Commissions on Strata Residential

Marketing on Strata Residential

Commissions on Sale of Commercial
Commission on Sale of Rental Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space

Other Costs and Allowances

Net GST on Market and Below Market Rental Units

MNet GST on Social Housing Units

Property Taxes

Assumed current assessment (Year 1 of analysis)

Assumed assessment after 1 year of construction (Year 2 of analysis’
Developer's Profit

School Tax Surcharge During Development*

Tax Rate

Residential Portion of current assessment (Year 1 of analysis)
Assumed residential portion of assessment after 1 year of constructio
*Assumes BC Owner

$0 per gross sq.f. of residential area
$300 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area
$250 per gross sq.ft. of retail area
$0 per gross sq.ft. of commercial area
$55,000 per underground/structured parking stall
$386 per gross sq.ft.
0%
$386
$386
$550,000 or $20 psf of site area on 50% of site
$396,000 396 stations $1,000 per station
$0
8.5% of hard costs, landscaping and site prep/senicing costs
3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
$0
5.0% of hard, soft and management costs
$0

$1,072 per apartment unit
$0 per townhouse unit
$1,072 per unit
$0.93 per sq.ft. of commercial space
$1,200 per market unit
$0 per market unit
$1,200 per unit
$1.25 per sq.ft. of commercial space
$0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$0.306 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace

$600 per unit

5.0% assuming a 2.50 year construction period
50% of land and 75% of construction costs
1.5%

3.0% of gross strata market residential revenue
3.0% of gross strata market residential revenue
2.0% of gross commercial value
2.0% of value

$3,000 per unit

$3,000 per unit

$1,000 per unit
$5.00 per sq.ft.

$25.00 per sq.ft.

$50.00 per sq.ft.

5.00% of capitalized value of rental units

2.50% of development cost of new units (assumes rebate)
0.284% of assessed value

$45,000,000

$98,927,260 (50% of completed project value)
15.0% of total costs or 13.0% of gross market revenue/value
0.2% between $3.0-54.1 0.4% over $4.0 million

$45,000,000

$92,118,839 (50% of completed residential project value)

. . : Wollenberg
. M
coriolis £ 2ue

CONSULTING CORP.

PAGE 90

DRAFT



REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 6 Continued:

Analysis

Revenue

Strata Sales Revenue

Rental 1 Value

Rental 2 Value

Rental 3 Value

Gross Retail Value

Gross Office Value

Total Gross Value

Less Commissions on Strata
Less Commissions on Rental
Less Commissions on Commercial
Net Sales Revenue/Value

Project Costs

Upfront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demalition of Existing Buildings
Allowance for Remediation

Site Preparation/Fill

Standard Site Sendcing

Electrical Charging Station

Density Bonus Contribution

Rezoning Costs

Hard Construction Costs

Site Landscaping

Electrical Charging Station

Other

Soft costs and Professional Fees
Development management

Fees, legal and survey for rental portion
Contingency on hard and soft costs

Car Share

Marketing on Strata Units

Initial Lease Up Costs on Rental 1 Units
Initial Lease Up Costs on Rental 2 Units
Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space
GVS & DD Sewer Lew - Strata Apartment
GVS & DD Sewer Lew - Townhouse

GVS & DD Sewer Lew - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Less property tax allowance during approvals/development

Less School Tax Surcharge During Development
Interim financing on construction costs
Financing fees/costs

Less Net GST (assuming builder holds units)
Total Project Costs Before Land

Developer's Profit

Residual to Land and Land Carry

Less financing on land during construction and approvals

Less financing fee on land loan
Less property closing costs
Residual Land Value

Residual Value per sq.ft. of site
Residual Value per sq.ft. of FSR

Residual Value per sq.ft. of gross buildable floorspace

8

$184,237,677

88

$13,616,842

8

$197,854,520

$193,897 429

$500,0

88888

$945,122
$396,000
$0

$500,000
$112,420,000
$550,000
$396,000
$0
$9,792,605
$3,749,992
$0
$6,462,486
$0

$0
$1,188,000
$0

$0

$82,500
$412,500

56,524,370
$1,648,031
$9,211,884
$157,351,556

$25,800,229

$10,745,644
717,272
$67,692
$398,632
$9,562,048

$174
$33
$33
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 5 — Burnaby Exhibit 6 Continued:
Retail Assumptions

Lease Rate NNN

$40.00 psf per year

Monthly Parking Revenue (net of costs) $0 per month

Vacancy and Non Recoverable Allowance 2.00%

Capitalization Rate 4.75%

Capitalized Value per 1000 SF Gross

Rental Rev $40,000

Parking $0

Total $40,000

Vacancy $800

NOI $39,200

Capitalized Value $825,263

Value psf of net leasable space $825.26 psf

Rental 1

Assumptions Market Rent

Unit Type # Units Size rent/month

Studios 80 20% 450 $ 1,550

1-Bedroom 196 49% 550 $ 1,750

2-Bedroom 120 30% 750 $ 2,450

3-Bedroom 0 0% 0 $ -

Total 396 100%

Average 590 $ 1,922
$ 3.25

Annual Revenue

Studios $ 1,488,000

1-Bedroom $ 4,116,000

2-Bedroom $ 3,528,000

3-Bedroom $ -

TOTAL $ 9,132,000

Rental 1 Revenue and Operating Cost Assumptions
Rental Rate Per Month

Monthly Parking Revenue
Monthly Storage Revenue
Vacancy and Non Recowverable Allowance
Operating costs for New Rental Units
Property Tax Allowance
Residential Assessment (upon completion of new building)
Residential Tax Rate
Residential Property Taxes
Capitalization Rate for Rental Apartment Space

Capitalized Value
Rental Revnue
Parking

Storage

Total

Vacancy

Net

Op Costs

Taxes

NOI

Capitalized Value
psf of rentable space

$3.25 psf per month or

$1,922 per unit per month
$100 per month

$40 per month on

1.00%

$4,450 per unit per year

50% of units

$183,493,750 (see capitalized value below)

0.284%
$521,031
4.00%

$9,132,000
$523,200
$95,040
$9,750,240
$97,502
$9,652,738
$1,762,200
$521,031
$7,369,507
$184,237,677
$788
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Appendix 6 — Surrey Exhibit 1:
Estimated Income Value Assuming Property is Improved with Old Low Density Commercial
Buildings

Major Assumptions
Site and Building Size

Existing Zoning C-8

Site Size 45,000 sq.ft.or 160 by 281
Assumed Density 040 FSR

Retail 18,000 sq.ft. 100% rentable

Revenue and Value

Average Lease Rate for Retail Space $22.50 per sq.ft. net, base building
Capitalization Rate 4.75%

Value of Retail and Service Space Upon Lease-up $474 per sq.ft. of leasable area
Vacancy and non recoverables 0%

Estimated Overall Value
Capitalized Value of Retail/Service Space $8,526,316
Total Value of Commercial $8,526,316

Appendix 6 — Surrey Exhibit 2:

Estimated Income Value of Property if Improved with an Older Low Density Rental Building

Rental Apartment Value
Site Size (SF) 45,000
Assumed FSR 0.8
Total Floor Area (SF) 33,750
Average Gross Unit Size (SF) 850
Number of Units 40
Market Value Per Unit! $200,000
Value of Rental $8,000,000

'Based on recent market transactions.

Appendix 6 — Surrey Exhibit 3:

Estimated Existing Value of Site if Improved with Older Single Family Houses

Single Family Assembly Value
Site Size (SF) 45,000
Value Per SF of
Site $110
Total Value $4,950,000
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 4:

Land Residual Estimate for Wood Frame Strata Devel

Assume 2.5 FAR (OCP Density)
Major Assumptions (shading indi

Site and Building Size

t - No Rental Repl it

figures that are inputs; unshaded cells are formulas)

Gross Parcel Size 45,000 sq.ft. 1.03 acre
Dedications 0 sq.ft.
Site Size 45,000 sq.ft. or
Site Frontage 160 ft
Base Density 2.5 FAR
Bonus Density 0.0 FAR
Total Density 2.5 FAR
Total Gross floorspace 112,500 sq.ft.
Gross residential floorspace 112,500 sq.ft.
Gross commercial floorspace 0 sq.ft.
Parking
Stalls per
Net Saleable Avg Unit  Number of Unit or 1075
Concept Gross SF Efficiency or Rentable Size Units. sf
Strata Residential 112,500 85% 95,625 715 134 1.3
Rental 1 o 85% 0 619 o 1.3
Rental 2 o 85% a 565 o 0.6
Rental 3 o 85% Q 565 o 0.5
Retail o 100% 0 nia nia 3.00
Office o 95% Q nia nfa 0.0
Total 112,500 95,625 134

Revenue/Value
Strata Residential

8630 per net square foot

Rental 1 $0 per net square foot (see separate calculations)

Rental 2 0 per net square foot (see separate calculations)

Rental 3 $0 per net square foot (see separate calculations)

Retail 30 per net square foot including parking revenue (see separate calculations)
Office

Pre Construction Costs

80 per net square fool including parking revenue (see separate calculations)

Upfront Compensation to Existing Tenants 30
Tenant Relocation 30
Allowance for Demolition of Existing Buildings $350,000
Allowance for Remediation 30
Site Preparation/Fill 30
Standard Site Sendcing $243,902 $5,000 per lineal metre of frontage

[= y y Contribution |

Affordable Housing Contribution

Public Art Contribution (Allowance)
Undergrounding Utilities

Cr ity Amenity Contribution Non-F

$1,668 per unit on average

51,000 per strata unit
$1.24 psf of gross bui
§1.74 psf of gross building
$0.00 psf of site area

*ask about non residential

Parking
Stalls Share of Units

174 100%
0 0%
1] 0%
1] 0%
0nla
0 nfa

174 100%

CONSULTING CORP.

Inc.

Rezoning Costs $500,000
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 4 Continued:

Construction Costs
Hard Construction Costs

Market Strata Residential Area $175 per gross sq.ft. of residential area

Rental 1 Residential Area $0 per gross sq.ft. of rental residential area

Rental 2 Residential Area $0 per gross sq.ft. of rental residential area

Rental 3 Residential Area $0 per gross sq.ft. of rental residential area

Retail Area (shell space - no Tl) $0 per gross sq.ft. of retail area

Office Area (shell space - no Tl) $0 per gross sq.ft. of commercial area

Cost Per Garage/Underground Parking Stall $45,000 per underground/structured parking stall

Ovwerall Costs Per Square Foot $245 per gross sq.ft.

Sustainability Premium 0%

Total Estimated Cost per Square Foot $245
Hard Cost Used in Analysis $245
Site Landscaping $450,000 or $20 psf of site area on 50% of site
Electrical Charging Station $0 - stations $0 per station
Other $0
Soft costs and Professional Fees 8.5% of hard costs, landscaping and site prep/senicing costs
Development management 3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
Fees, legal and survey for rental portion $0
Contingency on hard and soft costs 5.0% of hard, soft and management costs
Car Share $0

Government Levies

GVS & DD Sewer Lew - Strata Apartment $3,530 per apartment unit

GVS & DD Sewer Levy - Townhouse $0 per townhouse unit

GVS & DD Sewer Lew - Rental Residential $3,530 per unit

GVS & DD Sewer Lewy - Commercial $2.67 per sq.ft. of commercial space

TransLink - Strata Apartment Residential $1,200 per market unit

TransLink - Townhouse $0 per market unit

TransLink - Rental Residential $1,200 per unit

TransLink - Commercial $1.25 per sq.ft. of commercial space

Market Strata Apartment DCCs $17.97 per sq.ft. of loorspace

Market Townhouse DCCs $0.00 per sq.ft. of floorspace

Rental 1 Residential DCCs $17.97 per sq.ft. of loorspace

Rental 2 Residential DCCs $17.97 per sq.ft. of floorspace

Rental 3 Residential DCCs $17.97 per sq.ft. of loorspace

Retail DCCs $11.98 per sq.ft. of floorspace

Office DCCs $0.00 per sq.ft. of floorspace

School Site Acquisition Charge $600 per unit

Financing

Interim financing 5.0% assuming a 1.75 year construction period
Financing charged on 50% of land and 75% of construction costs
Financing fees 1.5%

Commissions and Marketing

Commissions on Strata Residential 3.0% of gross strata market residential revenue
Marketing on Strata Residential 3.0% of gross strata market residential revenue
Commissions on Sale of Commercial 2.0% of gross commercial value

Commission on Sale of Rental Units 2.0% of value

Initial Lease Up Costs on Rental 1 Units $3,000 per unit

Initial Lease Up Costs on Rental 2 Units $2,000 per unit

Initial Lease Up Costs on Rental 3 Units $1,000 per unit

Leasing Commissions on Commercial Space $5.00 per sq.ft.

Tenant Improvement Allowance on Retail Space $25.00 per sq.ft.

Tenant Improvement Allowance on Office Space $50.00 per sq.ft.

Other Costs and Allowances

Net GST on Market and Below Market Rental Units 5.00% of capitalized value of rental units

Met GST on Social Housing Units 2.50% of development cost of new units (assumes rebate)

Property Taxes 0.326% of assessed value

Assumed current assessment (Year 1 of analysis) $21,286,121

Assumed assessment after 1 year of construction (Year 2 of analysis’  $30,121,875 (50% of completed project value)

Developer's Profit 15.0% of total costs or 13.0% of gross market revenue/value

School Tax Surcharge During Development*

Tax Rate 0.2% between $3.0-54.1 0.4% over $4.0 million
Residential Portion of current assessment (Year 1 of analysis) $0

Assumed residential portion of assessment after 1 year of constructio  $30,121,875 (50% of completed residential project value)
*Assumes BC Owner
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 4 Continued:

Analysis

Revenue

Strata Sales Revenue $60,243,750
Rental 1 Value $0
Rental 2 Value 0
Rental 3 Value $0
Gross Retail Value 30
Gross Office Value $0
Total Gross Value $60,243,750
Less Commissions on Strata $1,807,313
Less Commissions on Rental 50
Less Commissions on Commaercial $0
Net Sales Revenue/Value $58,436,438
Project Costs

Upfront Compensation to Existing Tenants 50
Tenant Relocation $0
Allowance for Demolition of Existing Buildings $350,000
Allowance for Remediation $0
Site Preparation/Fill $0
Standard Site Senicing $243,902
Electrical Charging Station 50
Community Amenity Contribution Residential $223,562
Affordable Housing Contribution $134,000
Public Art Contribution (Allowance) $139,838
Undergrounding Utilities $195,750
Community Amenity Contribution Non-Residential 50
Rezoning Costs $500,000
Hard Construction Costs $27,517,500
Site Landscaping $450,000
Electrical Charging Station 50
Other $0
Soft costs and Professional Fees $2,490,387
Development management $957,118
Fees, legal and survey for rental portion 30
Contingency on hard and soft costs $1,660,553
Car Share $0
Marketing on Strata Units $1,807,313
Initial Lease Up Costs on Rental 1 Units 30
Initial Lease Up Costs on Rental 2 Units 50
Initial Lease Up Costs on Rental 3 Units 30
Leasing Commissions on Commercial Space 50
Tenant Improvement Allowance on Retail Space 30
Tenant Improvement Allowance on Office Space 30
GVS & DD Sewer Lewy - Strata Apartment $473,020
GVS & DD Sewer Lew - Townhouse 30
GVS & DD Sewer Lewy - Rental Residential 30
GVS & DD Sewer Lewy - Commercial 30
TransLink - Strata Apartment Residential $160,800
TransLink - Townhouse $0
TransLink - Rental Residential 50
TransLink - Commercial $0
Market Strata Apartment DCCs $2,021,625
Market Townhouse DCCs $0
Rental 1 Residential DCCs $0
Rental 2 Residential DCCs 0
Rental 3 Residential DCCs $0
Retail DCCs 30
Office DCCs 30
School Site Acquisition Charge $80,400
Less property tax allowance during approvals/development $177,945
Less School Tax Surcharge During Development $79,866
Interim financing on construction costs $1,299,136
Financing fees/costs $460,932
Less Net GST (assuming builder holds units) 30
Total Project Costs Before Land 341,432,646
Developer's Profit $7,855,785
Residual to Land and Land Carry $9,148,006
Less financing on land during construction and approvals $457,972
Less financing fee on land loan $58,658
Less property closing costs $335,490
Residual Land Value $8,295,886
Residual Value per sq.ft. of site $184
Residual Value per sq.ft. of FSR $74
Residual Value per sq.ft. of gross buildable floorspace $74
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 5:

Land Residual Estimate for Wood Frame Rental Develoy - No Rental Repl t
Assume 2.5 FAR (OCP Density)
Major A (shading indi figures that are inputs; unshaded cells are formulas)
Site and Building Size
Gross Parcel Size 45,000 sq.ft. 1.03 acre
Dedications 0 sq.ft.
Site Size 45,000 sq.ft. or
Site Frontage 160 ft
Base Density 2.5 FAR
Bonus Density 0.0 FAR
Tatal Density 25 FAR
Total Gross floorspace 112,500 sq.ft.
Gross residential floorspace 112,500 sq.ft.
Gross commercial floorspace 0 sq.ft.
Parking
Stalls per
Met Saleable Avg Unit  Number of Unit or 1075 Parking
Concept Gross SF Efficiency or Rentable Size Units sf Stalls Share of Units
Strata Residential o 85% 0 650 0 1.3 0 0%
Rental 1 112,500 85% 95,625 593 161 13 209 100%
Rental 2 o 85% 0 565 0 0.6 0 0%
Rental 3 0 85% a 565 0 0.5 1] 0%
Retail 0 100% 0 nia nia 3.00 0 nfa
Office ] 95% 0 nia nia 0.0 0nla
Total 112,500 95,625 161 208 100%
Revenue/Value
Strata Residential $0 per net square foot
Rental 1 $5682 per net square fool (see separale calculations)
Rental 2 30 per net square foot (see separate calculations)
Rental 3 80 per net square fool (see separale calculations)
Retail $0 per net square foot including parking revenue (see separate calculations)
Office 0 per net square foot including parking revenue (see separate calculations)
Pre Construction Costs
Upfront Compensation to Existing Tenants $0
Tenant Relocation $0
Allowance for Demolition of Existing Buildings $350,000
Allowance for Remediation $0
Site Preparation/Fill $0
Standard Site Sendcing 5243802 $5,000 per lineal metre of frontage
Cr ity Amenity Contribution F $1,668 per unit on average
Affordable Housing Contribution $1,000 per strata unit
Public Art Contribution (Allowance) $1.26 psf of gross building
Undergrounding Utilities $1.74 psf of gross building
Ci A ty Contribution Mon-R | $0.00 psfof site area
Rezoning Costs $500,000
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 5 Continued:

Construction Costs
Hard Construction Costs
Market Strata Residential Area
Rental 1 Residential Area
Rental 2 Residential Area
Rental 3 Residential Area
Retail Area (shell space - no TI)
Office Area (shell space - no TI)
Cost Per Garage/Underground Parking Stall
Overall Costs Per Square Foot
Sustainability Premium
Total Estimated Cost per Square Foot
Hard Cost Used in Analysis
Site Landscaping
Electrical Charging Station
Other
Soft costs and Professional Fees
Development management
Fees, legal and survey for rental portion
Contingency on hard and soft costs
Car Share

Government Levies

GVS & DD Sewer Lewy - Strata Apartment
GVS & DD Sewer Lewy - Townhouse

GVS & DD Sewer Lew - Rental Residential
GVS & DD Sewer Levy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs.

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Financing

Interim financing
Financing charged on
Financing fees

Commissions and Marketing

Commissions on Strata Residential

Marketing on Strata Residential

Commissions on Sale of Commercial
Commission on Sale of Rental Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space

Other Costs and Allowances

Met GST on Market and Below Market Rental Units
Met GST on Social Housing Units.

Property Taxes
A d current t (Year 1 of lysis)

Assumed assessment after 1 year of construction (Year 2 of analysis,
Developer's Profit

School Tax Surch
Tax Rate
Residential Portion of curent assessment (Year 1 of analysis)

A d residential portion of went after 1 year of constructio

ge During Develop

“Assumes BC Cwner

80 per gross sq.. of residential area
$165 per gross sq.ft. of rental residential area
80 per gross sq.1. of rental residential area
30 per gross sq.ft. of rental residential area
80 per gross sq.1. of retail area
30 per gross sq.ft. of commercial area
$45,000 per underground/structured parking stall
$249 per gross sq.ft.

0%
§249
$249
$450,000 or $20 psf of site area on 50% of site
0 - stations 80 per station
30

8.5% of hard costs, landscaping and site prep/senicing costs

3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
0

5.0% of hard, soft and management costs
30

$3,530 per apartment unit
80 per townhouse unit
$3,530 per unit
$2.67 per sq.ft. of commercial space
$1,200 per market unit
80 per market unit
$1,200 per unit
$1.25 per sq.ft. of commercial space
§17.97 per sq.ft. of floorspace
$0.00 per sq.ft. of loorspace
$17.97 per sq.ft. of floorspace
§17.97 per sq.ft. of floorspace
$17.97 per sq.ft. of floorspace
£11.98 per sq.ft. of floorspace
$0.00 per sq.ft. of loorspace
8600 per unit

5.0% assuming a
50% of land and
1.5%

1.75 year construction period
75% of construction costs

3.0% of gross strata market residential revenue
3.0% of gross strata market residential revenue
2.0% of gross commercial value
2.0% of value

53,000 per unit

$2,000 per unit

$1,000 per unit
$5.00 per sq.fi.

$25.00 per sq.ft.

$50.00 per sqg.fi.

3.60% of capitalized value of rental units
2.50% of development cost of new units (assumes rebate)
0.326% of assessed value
$21,286,121
$27,823,087 (50% of completed project value)
15.0% of total costs ar 13.0% of gross market revenue/value

0.2% between $3.0-34.1 0.4% over $4.0 million

0
$27,823,087 (50% of completed residential project value)
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 5 Continued:

Analysis

Revenue

Strata Sales Revenue

Rental 1 Value

Rental 2 Value

Rental 3 Value

Gross Retail Value

Gross Office Value

Total Gross Value

Less Commissions on Strata
Less Commissions on Rental
Less Commissions on Commercial
Net Sales Revenue/Value

Project Costs

Upfront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demolition of Existing Buildings
Allowance for Remediation

Site Preparation/Fill

Standard Site Sendcing

Electrical Charging Station

Community Amenity Contribution Residential
Affordable Housing Contribution

Public Art Contribution (Allowance)
Undergrounding Utilities

Community Amenity Contribution Non-Residential
Rezoning Costs

Hard Construction Costs

Site Landscaping

Electrical Charging Station

Other

Soft costs and Professional Fees
Development management

Fees, legal and survey for rental portion
Contingency on hard and soft costs

Car Share

Marketing on Strata Units

Initial Lease Up Costs on Rental 1 Units
Initial Lease Up Costs on Rental 2 Units
Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space
GVS & DD Sewer Lewy - Strata Apartment
GVS & DD Sewer Lewy - Townhouse

GVS & DD Sewer Lewy - Rental Residential
GVS & DD Sewer Lew - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Less property tax allowance during approvals/development
Less School Tax Surcharge During Development
Interim financing on construction costs
Financing fees/costs

Less Net GST (assuming builder holds units)
Total Project Costs Before Land

Developer's Profit

Residual to Land and Land Carry

Less financing on land during construction and approvals
Less financing fee on land loan

Less property closing costs

Residual Land Value

Residual Value per sq.ft. of site
Residual Value per sq.ft. of FSR

Residual Value per sq.ft. of gross buildable floorspace

$0
$55,646,175
$0

50

$0

50
$55,646,175
50
$1,112,923
50
$54,533,251

$0

80
$350,000
80

$0
$243,902
$0
$268,608
$0
$142,088
$185,750
$0
$500,000
$27,967,500
$450,000

$1,680,853
50

80
$483,000
80

50

80

50

80

50

80
$568,330
50

$0

50
$183,200
50

$0

50
$2,021,625
50

$0

50

$0

$96,600
$172,318
$72,969
$1,274,207
$452,027
$2,003,262
$42,635,450

$7,256,261

$4,641,540
$232,367
$208,762
$133,522
$4,245,889

$94
$38
$38
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 5 Continued:

Rental 1
Assumptions Market Rent
Unit Type # Units Size rent/month
Studios 31 19% 450 $ 1,300
1-Bedroom 80 50% 550 $ 1,450
2-Bedroom 50 31% 750 $ 1,700
3-Bedroom 0 0% 0 $ -
Total 161 100%
Average 593 $ 1,499
$ 2.53
Annual Revenue
Studios $ 483,600
1-Bedroom $ 1,392,000
2-Bedroom $ 1,020,000
3-Bedroom $ -
TOTAL $ 2,895,600
Rental 1 Revenue and Operating Cost Assumptions
Rental Rate Per Month $2.53 psf per month or
$1,499 per unit per month

Monthly Parking Revenue $75 per month
Monthly Storage Revenue $40 per month on 50% of units
Vacancy and Non Recowerable Allowance 1.00%
Operating costs for New Rental Units $4,250 per unit per year
Property Tax Allowance

Residential Assessment (upon completion of new building) $55,462,500 (see capitalized value below)

Residential Tax Rate 0.326%

Residential Property Taxes $181,020

Capitalization Rate for Rental Apartment Space 4.00%
Capitalized Value
Rental Revenue $2,895,600
Parking $188,100
Storage $38,640
Total $3,122,340
Vacancy $31,223
Net $3,091,117
Op Costs $684,250
Taxes $181,020
NOI $2,225,847
Capitalized Value $55,646,175
psf of rentable space $582
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 6:

Land Residual Estimate for Wood Frame Strata Development
Assume 2.5 FAR (OCP Density) - With Rental Replacement

Major A PR

Site and Building Size
Gross Parcel Size
Dedications

Site Size

Site Frontage

Base Density

Bonus Density

Tatal Density

Total Gross floorspace
Gross residential floorspace
Gross commercial floorspace

Concept

Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Total

Revenue/Value
Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Pre Construction Costs

Upfront Compensation to Existing Tenants

Tenant Relocation

Allowance for Demolition of Existing Buildings

Allowance for Remediation
Site Preparation/Fill
Standard Site Sendcing

Cr ity Amenity Ce
Affordable Housing Contribution

Public Art Contribution (Allowance)

Undergrounding Utilities

C A ty Contributi
Rezoning Costs

figures that are inputs; unshaded cells are formulas)

45,000 sq.ft. 1.03 acre
0 sq.ft.
45,000 sq.ft. or
160 ft
2,5 FAR
0.0 FAR
2.5 FAR
112,500 sq.ft.
112,500 sq.ft.
0 sq.ft.
Met Saleable Avg Unit
Gross SF Efficiency or Rentable Size
87,500 85% 74,375 715
o 85% Q 585
25,000 85% 21,250 532
o 85% a 565
o 100% 0 nia
] 95% 0 nia
112,500 95,625

8630 per net square foot

80 per net square fool (see separale calculations)
$306 per net square foot (see separate calculations)
80 per net square fool (see separale calculations)
$0 per net square foot including parking revenue (see separate calculations)
0 per net square foot including parking revenue (see separate calculations)

$116,293
$0

$350,000
50
30
5243802
$1,668 per unit on average
$1,000 per strata unit
$1.26 psf of gross building
$1.74 psf of gross building
20,00 psf of site area
$500,000

Number of
Units

104

o

40

0

nfa

nia

144

$5,000 per lineal metre of frontage

“ask about non residential

Parking
Stalls per
Unit or 1075
=f

1.3

13

1.3

0.5

3.00

0.0

Parking
Stalls Share of Units

135 T2%
1] 0%
52 28%
1] 0%

0 nfa

0 nfa
187 100%
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 6 Continued:

Construction Costs
Hard Construction Costs
Market Strata Residential Area
Rental 1 Residential Area
Rental 2 Residential Area
Rental 3 Residential Area
Retail Area (shell space - no Tl)
Office Area (shell space - no Tl)
Cost Per Garage/Underground Parking Stall
Ovwerall Costs Per Square Foot
Sustainability Premium
Total Estimated Cost per Square Foot
Hard Cost Used in Analysis
Site Landscaping
Electrical Charging Station
Other
Soft costs and Professional Fees
Development management
Fees, legal and survey for rental portion
Contingency on hard and soft costs
Car Share

Government Levies

GVS & DD Sewer Lew - Strata Apartment
GVS & DD Sewer Levy - Townhouse

GVS & DD Sewer Lew - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Financing

Interim financing
Financing charged on
Financing fees

Commissions and Marketing

Commissions on Strata Residential

Marketing on Strata Residential

Commissions on Sale of Commercial
Commission on Sale of Rental Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space

Other Costs and Allowances

Net GST on Market and Below Market Rental Units

MNet GST on Social Housing Units

Property Taxes

Assumed current assessment (Year 1 of analysis)

Assumed assessment after 1 year of construction (Year 2 of analysis’
Developer's Profit

School Tax Surcharge During Development*

Tax Rate

Residential Portion of current assessment (Year 1 of analysis)
Assumed residential portion of assessment after 1 year of constructio
*Assumes BC Owner

$175 per gross sq.ft. of residential area
$0 per gross sq.ft. of rental residential area

$165 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of retail area
$0 per gross sq.ft. of commercial area

$45,000 per underground/structured parking stall

$248 per gross sq.ft.
0%

$248

$248

$450,000 or $20 psf of site area on 50% of site

$0 - stations $0 per station
$0

8.5% of hard costs, landscaping and site prep/senicing costs

3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
$0

5.0% of hard, soft and management costs
$0

$3,530 per apartment unit
$0 per townhouse unit
$3,530 per unit
$2.67 per sq.ft. of commercial space
$1,200 per market unit
$0 per market unit
$1,200 per unit
$1.25 per sq.ft. of commercial space
$17.97 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$17.97 per sq.ft. of floorspace
$17.97 per sq.ft. of floorspace
$17.97 per sq.ft. of floorspace
$11.98 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$600 per unit

5.0% assuming a
50% of land and
1.5%

1.75 year construction period
75% of construction costs

3.0% of gross strata market residential revenue
3.0% of gross strata market residential revenue
2.0% of gross commercial value
2.0% of value

$3,000 per unit

$2,000 per unit

$1,000 per unit
$5.00 per sq.ft.

$25.00 per sq.ft.

$50.00 per sq.ft.

5.00% of capitalized value of rental units
2.50% of development cost of new units (assumes rebate)
0.326% of assessed value
$21,286,121
$26,679,776 (50% of completed project value)
15.0% of total costs or 13.0% of gross market revenue/value

0.2% between $3.0-54.1
$0
$26,679,776 (50% of completed residential project value)

0.4% over $4.0 million
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 6 Continued:

Analysis

Revenue

Strata Sales Revenue

Rental 1 Value

Rental 2 Value

Rental 3 Value

Gross Retail Value

Gross Office Value

Total Gross Value

Less Commissions on Strata
Less Commissions on Rental
Less Commissions on Commaercial
Net Sales Revenue/Value

Project Costs

Upfront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demolition of Existing Buildings
Allowance for Remediation

Site Preparation/Fill

Standard Site Senicing

Electrical Charging Station

Community Amenity Contribution Residential
Affordable Housing Contribution

Public Art Contribution (Allowance)
Undergrounding Utilities

Community Amenity Contribution Non-Residential
Rezoning Costs

Hard Construction Costs

Site Landscaping

Electrical Charging Station

Other

Soft costs and Professional Fees
Development management

Fees, legal and survey for rental portion
Contingency on hard and soft costs

Car Share

Marketing on Strata Units

Initial Lease Up Costs on Rental 1 Units
Initial Lease Up Costs on Rental 2 Units
Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space
GVS & DD Sewer Levy - Strata Apartment
GVS & DD Sewer Lewy - Townhouse

GVS & DD Sewer Levy - Rental Residential
GVS & DD Sewer Levy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Less property tax allowance during approvals/development
Less School Tax Surcharge During Development
Interim financing on construction costs
Financing fees/costs

Less Net GST (assuming builder holds units)
Total Project Costs Before Land

Developer's Profit

Residual to Land and Land Carry

Less financing on land during construction and approvals
Less financing fee on land loan

Less property closing costs

Residual Land Value

Residual Value per sq.ft. of site
Residual Value per sq.ft. of FSR
Residual Value per sq.ft. of gross buildable floorspace

$46,856,250
$0
$6,503,302
$0

30

$0
$53,359,552
$1,405,688
$130,066

$0
$51,823,798

$116,293
$0
$350,000

$141,513
$195,750
30
$500,000
$27,852,500
$450,000
$0

$0
$2,526,872
$967,643
$0
$1,678,621
$0
$1,405,688

$367,120
$0
$141,200
$0
$124,800
$0
$48,000

$0
$1,672,375

30

$86,400
$169,520
$69,539
$1,306,321
$463,360
$325,165
$41,976,079

$6,958,086

$2,889,634
$144,662
$18,529
$55,006
$2,671,437

$59
$24
$24

Consulting

co riolis‘ éﬂ%ﬂgﬁ%be@
=

CONSULTING CORP. Inc.

PAGE 103

DRAFT



REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 6 Continued:

Rental 2
Assumptions Market Rent
Unit Type # Units Size rent/month
Studios 10 25% 400 $ 697
1-Bedroom 18 45% 500 $ 880
2-Bedroom 12 30% 690 $ 1,036
3-Bedroom 0 0% 0 $ -
Total 40 100%
Average 532 $ 881
$ 1.66
Annual Revenue
Studios 3 83,592
1-Bedroom $ 190,123
2-Bedroom $ 149170
3-Bedroom $ -
TOTAL $ 422,885
Rental 2 Revenue and Operating Cost Assumptions
Rental Rate Per Month $1.66 psf per month or
$881 per unit per month

Monthly Parking Revenue $50 per month
Monthly Storage Revenue $40 per month on 50% of units
Vacancy and Non Recowerable Allowance 1.00%
Operating costs for New Rental Units $3,800 per unit per year
Property Tax Allowance

Residential Assessment (upon completion of new building) $6,481,250 (see capitalized value below)

Residential Tax Rate 0.326%

Residential Property Taxes $21,154

Capitalization Rate for Rental Apartment Space 4.25%
Capitalized Value
Rental Revenue $422,885
Parking $31,200
Storage $12,480
Total $454,085
Vacancy $4,541
Net $449,544
Op Costs $152,000
Taxes $21,154
NOI $276,390
Capitalized Value $6,503,302
psf of rentable space $306.04
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 7:

Land Residual Estimate for Wood Frame Rental Development
Assume 2.5 FAR (OCP Density) - With Rental Replacement
Major A hading indi figures that are inputs; unshaded cells are formulas)

Site and Building Size

Gross Parcel Size 45,000 sq.ft. 1.03 acre
Dedications 0 sq.ft.
Site Size 45,000 sq.ft. or
Site Frontage 160 ft
Base Density 2.5 FAR
Bonus Density 0.0 FAR
Tatal Density 25 FAR
Total Gross floorspace 112,500 sq.ft.
Gross residential floorspace 112,500 sq.ft.
Gross commercial floorspace 0 sq.ft.
Parking
Stalls per
Met Saleable Avg Unit  Number of Unit or 1075 Parking
Concept Gross SF Efficiency or Rentable Size Units sf Stalls Share of Units
Strata Residential o 85% 0 650 0 1.3 0 0%
Rental 1 112,500 85% 95,625 593 161 13 209 80%
Rental 2 25,000 85% 21,250 532 40 1.3 52 20%
Rental 3 0 85% a 565 0 0.5 1] 0%
Retail 0 100% 0 nia nia 3.00 0 nfa
Office ] 95% 0 nia nia 0.0 0nla
Total 137,500 116,875 20 261 100%

Revenue/Value
Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

50 per net square foot

Pre Construction Costs

Upfront Compensation to Existing Tenants $0
Tenant Relocation $0
Allowance for Demolition of Existing Buildings $350,000
Allowance for Remediation 30
Site Preparation/Fill 50

Standard Site Sendcing 5243802

$605 per net square fool (see separate calculations)
30 per net square foot (see separate calculations)
80 per net square fool (see separale calculations)
$0 per net square foot including parking revenue (see separate calculations)
0 per net square foot including parking revenue (see separate calculations)

$5,000 per lineal metre of frontage

Cr ity Amenity Contribution F

Affordable Housing Contribution

Public Art Contribution (Allowance)

Undergrounding Utilities

$1,668 per unit on average

$1,000 per strata unit
$1.27 psfof gross building
$1.74 psf of gross building

C A ty Contributi
Rezoning Costs

Mon-F $0.00 psf of site area

$500,000

Wollenberg
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 7 Continued:

Construction Costs
Hard Construction Costs
Market Strata Residential Area
Rental 1 Residential Area
Rental 2 Residential Area
Rental 3 Residential Area
Retail Area (shell space - no Tl)
Office Area (shell space - no Tl)
Cost Per Garage/Underground Parking Stall
Ovwerall Costs Per Square Foot
Sustainability Premium
Total Estimated Cost per Square Foot
Hard Cost Used in Analysis
Site Landscaping
Electrical Charging Station
Other
Soft costs and Professional Fees
Development management
Fees, legal and survey for rental portion
Contingency on hard and soft costs
Car Share

Government Levies

GVS & DD Sewer Lew - Strata Apartment
GVS & DD Sewer Levy - Townhouse

GVS & DD Sewer Lew - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Financing

Interim financing
Financing charged on
Financing fees

Commissions and Marketing

Commissions on Strata Residential

Marketing on Strata Residential

Commissions on Sale of Commercial
Commission on Sale of Rental Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space

Other Costs and Allowances

Net GST on Market and Below Market Rental Units

MNet GST on Social Housing Units

Property Taxes

Assumed current assessment (Year 1 of analysis)

Assumed assessment after 1 year of construction (Year 2 of analysis’
Developer's Profit

School Tax Surcharge During Development*

Tax Rate

Residential Portion of current assessment (Year 1 of analysis)
Assumed residential portion of assessment after 1 year of constructio
*Assumes BC Owner

$0 per gross sq.f. of residential area

$165 per gross sq.ft. of rental residential area

$165 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of retail area
$0 per gross sq.ft. of commercial area

$45,000 per underground/structured parking stall

$250 per gross sq.ft.
0%

$250

$250

$450,000 or $20 psf of site area on 50% of site

$0 - stations $0 per station
$0

8.5% of hard costs, landscaping and site prep/senicing costs

3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
$0

5.0% of hard, soft and management costs
$0

$3,530 per apartment unit
$0 per townhouse unit
$3,530 per unit
$2.67 per sq.ft. of commercial space
$1,200 per market unit
$0 per market unit
$1,200 per unit
$1.25 per sq.ft. of commercial space
$17.97 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$17.97 per sq.ft. of floorspace
$17.97 per sq.ft. of floorspace
$17.97 per sq.ft. of floorspace
$11.98 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$600 per unit

5.0% assuming a
50% of land and
1.5%

1.75 year construction period
75% of construction costs

3.0% of gross strata market residential revenue
3.0% of gross strata market residential revenue
2.0% of gross commercial value
2.0% of value

$3,000 per unit

$2,000 per unit

$1,000 per unit
$5.00 per sq.ft.

$25.00 per sq.ft.

$50.00 per sq.ft.

3.60% of capitalized value of rental units
2.50% of development cost of new units (assumes rebate)
0.326% of assessed value
$21,286,121
$28,920,980 (50% of completed project value)
15.0% of total costs or 13.0% of gross market revenue/value

0.2% between $3.0-54.1
$0
$28,920,980 (50% of completed residential project value)

0.4% over $4.0 million
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 7 Continued:

Analysis

Revenue

Strata Sales Revenue

Rental 1 Value

Rental 2 Value

Rental 3 Value

Gross Retail Value

Gross Office Value

Total Gross Value

Less Commissions on Strata
Less Commissions on Rental
Less Commissions on Commercial
Net Sales Revenue/Value

Project Costs

Upiront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demolition of Existing Buildings
Allowance for Remediation

Site Preparation/Fill

Standard Site Senicing

Electrical Charging Station

Community Amenity Contribution Residential
Affordable Housing Contribution

Public Art Contribution (Allowance)
Undergrounding Utilities

Community Amenity Contribution Non-Residential
Rezoning Costs

Hard Construction Costs

Site Landscaping

Electrical Charging Station

Other

Soft costs and Professional Fees
Development management

Fees, legal and suney for rental portion
Contingency on hard and soft costs

Car Share

Marketing on Strata Units

Initial Lease Up Costs on Rental 1 Units
Initial Lease Up Costs on Rental 2 Units
Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space
GVS & DD Sewer Lewy - Strata Apartment
GVS & DD Sewer Lewy - Townhouse

GVS & DD Sewer Lewy - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Less property tax allowance during approvals/development
Less School Tax Surcharge During Development
Interim financing on construction costs
Financing fees/costs

Less Net GST (assuming builder holds units)
Total Project Costs Before Land

Developer's Profit

Residual to Land and Land Carry

Less financing on land during construction and approvals
Less financing fee on land loan

Less property closing costs

Residual Land Value

Residual Value per sq.ft. of site
Residual Value per sq.ft. of FSR
Residual Value per sq.ft. of gross buildable floorspace

80
$57,841,960
80

$0

$0

$0
$57,841,960
$0
$1,156,839
80
$56,685,121

30
$143,110
$195,750

$0
$500,000

$34,432,500
$450,000
$0

$0
$3,085,551
$1,181,585

30

$2,045,887
$0

$0
$483,000
$80,000
$0

30

$0

30

$0

$0
$709,530
$0

30

$0
$241,200

$0

30

$0

$2,021,625
$449,250
$0

30

$0
$120,600
$175,006

$76,263
$1,550,188
$549,791
$2,082,311
$51,502,392

$7,542,592

-$2,359,863
-5118,141
-$15,132
-$180,263
52,046,328

$45
-§18
518
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 7 Continued:

Rental 1
Market
g Size,
Studios 31 19% 450
1-Bedroom 80 50% 550
2:Bedroom 50 a1l 750
3-Bedroom 1] 0% 0 -
| Total 161 100%
Average 593 3 1,549
3 2,61
[Annual Revenue
Studios 502,200
1-Bedroom 1,440,000
2-Bedroom 1,050,000
3-Bedroom -
TOTAL 2,942 200
Rental 1 Revenue and Operating Cost Assumptions
Rental Rate Per Month $2.61 psf per month or
$1,549 per unit per month
Monthly Parking Revenue $75 per month
Maonthly Storage Revenue $40 per month on 50% of units
Vacancy and Non Recoverable Allowance 1.00%
Operating costs for New Rental Units 4,250 per unil per year
Property Tax Allowance
Residential Assessment {upon completion of new building) $57 853,125 (see capitalized value below)
Residential Tax Rate 0.326%
Residential Property Taxes $188,822
Capitalization Rate for Rental Apartment Space 4.00%
Capitalized Value
Rental Revenue $2,992,200
Parking $188,100
Storage $38,640
Total 53,218,940
WVacancy $32,189
Met 53,186,751
Op Costs $684,250
Taxes $188,822
MOl $2,313,678
Capitalized Value $57 841,960
psf of rentable space $605
Rental 2
Assumptions Market Rent
Unit Type # Units Size rent'month
Studios 10 25% 400 687
1-Bedroom 18 45% 500 &80
2-Bedroom 12 30% 690 1,036
3-Bedroom 0 0% o -
Total 40 100%
Average 532 3 881
3 1.66
[Annual Revenue
Studios 83,592
1-Bedroom 180,123
2-Bedroom 149,170
3-Bedroom _
TOTAL $ 422 B85
Rental 2 and Operating Cost P
Rental Rate Per Month $1.66 psf per month or
$881 per unit per month
Monthly Parking Revenue $50 per month
Maonthly Storage Revenue $40 per month on 50% of units

Vacancy and Non Recoverable Allowance
Operating costs for New Rental Units
Property Tax Allowance

it {upon cc of new building)

Residential Tax Rate

1.00%

$3,800 per unit per year

£5,843,750 (see capitalized value below)

0.326%
Residential Property Taxes $16,073
Capitalization Rate for Rental Apartment Space 4,25%
Capitalized Value
Rental Rev $422 885
Parking $31,200
Storage $800
Total $454,085
WVacancy $4,541
Met $449,544
Op Costs $152,000
Taxes $19,073
NOI 5278471
Capitalized Value 56,552,259
psf of rentable space $308.34
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 8:

Land Residual Esti for ©
Assume 7.5 FAR (OCP Density)
Major A o

Strata Mixed Use D

P

it - No Rental Repl

( figures that are inputs; unshaded cells are formulas)

Site and Building Size

Gross Parcel Size 45,000 sq.ft. 1.03 acre
Dedications 0 sq.ft.
Site Size 45,000 sq.ft. or
Site Frontage 160 ft
Base Density 7.5 FAR
Bonus Density 0.0 FAR
Tatal Density 7.5 FAR
Total Gross floorspace 337,500 sq.ft.
Gross residential floorspace 324,000 sq.ft.
Gross commercial floorspace 13,500 sq.ft.
Parking
Stalls per
Met Saleable Avg Unit  Number of Unit or 1075 Parking
Concept Gross SF Efficiency or Rentable Size Units sf Stalls Share of Units
Strata Residential 324,000 85% 275,400 650 424 1.3 551 100%
Rental 1 o 85% Q 619 o 13 1] 0%
Rental 2 o 85% 0 565 0 0.6 0 0%
Rental 3 0 85% a 565 0 0.5 1] 0%
Retail 13,500 100% 13,500 nia nfa 3.00 38 nfa
Office ] 95% 0 nia nia 0.0 0nla
Total 337,500 288,900 424 588 100%
Revenue/Value
Strata Residential $825 per net square foot
Rental 1 80 per net square fool (see separale calculations)
Rental 2 30 per net square foot (see separate calculations)
Rental 3 80 per net square fool (see separale calculations)
Retail $722 per net square foot including parking revenue (see separate calculations)
Office 0 per net square foot including parking revenue (see separate calculations)
Pre Construction Costs
Upfront Compensation to Existing Tenants $0
Tenant Relocation $0
Allowance for Demolition of Existing Buildings $350,000
Allowance for Remediation $0
Site Preparation/Fill $0
Standard Site Sendcing 5243802 $5,000 per lineal metre of frontage
Cr ity Amenity Contribution F $1,668 per unit on average
Affordable Housing Contribution $1,000 per strata unit
Public Art Contribution (Allowance) $1.85 psf of gross building
Undergrounding Utilities $1.74 psf of gross building
Ci A ty Contribution Mon-R $0.03 psfof site area
Rezoning Costs $500,000
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 8 Continued:

Construction Costs
Hard Construction Costs

Market Strata Residential Area $275 per gross sq.ft. of residential area

Rental 1 Residential Area $0 per gross sq.ft. of rental residential area

Rental 2 Residential Area $0 per gross sq.ft. of rental residential area

Rental 3 Residential Area $0 per gross sq.ft. of rental residential area

Retail Area (shell space - no Tl) $240 per gross sq.ft. of retail area

Office Area (shell space - no Tl) $0 per gross sq.ft. of commercial area

Cost Per Garage/Underground Parking Stall $55,000 per underground/structured parking stall

Ovwerall Costs Per Square Foot $370 per gross sq.ft.

Sustainability Premium 0%

Total Estimated Cost per Square Foot $370
Hard Cost Used in Analysis $370
Site Landscaping $450,000 or $20 psf of site area on 50% of site
Electrical Charging Station $0 - stations $0 per station
Other $0
Soft costs and Professional Fees 8.5% of hard costs, landscaping and site prep/senicing costs
Development management 3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
Fees, legal and survey for rental portion $0
Contingency on hard and soft costs 5.0% of hard, soft and management costs
Car Share $0

Government Levies

GVS & DD Sewer Lew - Strata Apartment $3,530 per apartment unit

GVS & DD Sewer Levy - Townhouse $0 per townhouse unit

GVS & DD Sewer Lew - Rental Residential $3,530 per unit

GVS & DD Sewer Lewy - Commercial $2.67 per sq.ft. of commercial space

TransLink - Strata Apartment Residential $1,200 per market unit

TransLink - Townhouse $0 per market unit

TransLink - Rental Residential $1,200 per unit

TransLink - Commercial $1.25 per sq.ft. of commercial space

Market Strata Apartment DCCs $17.97 per sq.ft. of loorspace

Market Townhouse DCCs $0.00 per sq.ft. of floorspace

Rental 1 Residential DCCs $17.97 per sq.ft. of loorspace

Rental 2 Residential DCCs $17.97 per sq.ft. of floorspace

Rental 3 Residential DCCs $17.97 per sq.ft. of loorspace

Retail DCCs $11.98 per sq.ft. of floorspace

Office DCCs $0.00 per sq.ft. of floorspace

School Site Acquisition Charge $600 per unit

Financing

Interim financing 5.0% assuming a 3.00 year construction period
Financing charged on 50% of land and 75% of construction costs
Financing fees 1.5%

Commissions and Marketing

Commissions on Strata Residential 3.0% of gross strata market residential revenue
Marketing on Strata Residential 3.0% of gross strata market residential revenue
Commissions on Sale of Commercial 2.0% of gross commercial value

Commission on Sale of Rental Units 2.0% of value

Initial Lease Up Costs on Rental 1 Units $3,000 per unit

Initial Lease Up Costs on Rental 2 Units $2,000 per unit

Initial Lease Up Costs on Rental 3 Units $1,000 per unit

Leasing Commissions on Commercial Space $5.00 per sq.ft.

Tenant Improvement Allowance on Retail Space $25.00 per sq.ft.

Tenant Improvement Allowance on Office Space $50.00 per sq.ft.

Other Costs and Allowances

Net GST on Market and Below Market Rental Units 5.00% of capitalized value of rental units

Met GST on Social Housing Units 2.50% of development cost of new units (assumes rebate)

Property Taxes 0.326% of assessed value

Assumed current assessment (Year 1 of analysis) $21,286,121

Assumed assessment after 1 year of construction (Year 2 of analysis’ $118,476,711 (50% of completed project value)

Developer's Profit 15.0% of total costs or 13.0% of gross market revenue/value

School Tax Surcharge During Development*

Tax Rate 0.2% between $3.0-54.1 0.4% over $4.0 million
Residential Portion of current assessment (Year 1 of analysis) $0

Assumed residential portion of assessment after 1 year of constructio $113,602,500 (50% of completed residential project value)
*Assumes BC Owner
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 8 Continued:

Analysis

Revenue

Strata Sales Revenue

Rental 1 Valua

Rental 2 Value

Rental 3 Value

Gross Retail Value

Gross Office Value

Total Gross Value

Less Commissions on Strata
Less Commissions on Rental
Less Commissions on Commercial
Net Sales Revenue/Value

Project Costs

Upiront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demalition of Existing Buildings
Allowance for Remediation

Site Preparation/Fill

Standard Site Senicing

Electrical Charging Station

Community Amenity Contribution Residential
Affordable Housing Contribution

Public Art Contribution (Allowance)
Undergrounding Utilities

Community Amenity Contribution Non-Residential
Rezoning Costs

Hard Construction Costs

Site Landscaping

Electrical Charging Station

Other

Soft costs and Professional Fees
Development management

Fees, legal and survey for rental portion
Contingency on hard and soft costs

Car Share

Marketing on Strata Units

Initial Lease Up Costs on Rental 1 Units
Initial Lease Up Costs on Rental 2 Units
Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space
GVS & DD Sewer Lew - Strata Apartment
GVS & DD Sewer Lewy - Townhouse

GVS & DD Sewer Lew - Rental Residential
GVS & DD Sewer Lew - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apattment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

Schoal Site Acquisition Charge

Less property tax allowance during approvals/development
Less School Tax Surcharge During Development
Interim financing on construction costs
Financing fees/costs

Less Net GST (assuming builder holds units)
Total Project Costs Before Land

Developer’s Profit

Residual to Land and Land Carry

Less financing on land during construction and approvals
Less financing fee on land loan

Less property closing costs

Residual Land Value

Residual Value per sq.ft. of site
Residual Value per sq.ft. of FSR
Residual Value per sq.ft. of gross buildable floorspace

$227,205,000

39,748,421
$0
$236,953,421
$6,816,150
30

$194,968
$229,942,303

$0

$0
$350,000
30

$0
$243,902
30
$707,390
$424,000
$625,925
$587.250
$1,426
$500,000
$124,735,000
$450,000
$0

30
$10,903,366
$4,175,348
30
$7,185,180
$0
$6,816,150
$0

30

$0

$67.500
$337,500
$0
$1,496,720
$0

$0

$36,045
$508,800
$0

$0

$16,875
$5,822,280
$0

$0

$0

$0
$161,730
$0
$254,400
$877.584
$880,820
$9,409,746
$1,997,718
$0
$179,572,656

$30,898,726

$19,470,920
$1,516,298
$121,194
£772,588
$17,060,841

$379
$51
$51
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 8 Continued:

Retail Assumptions

Lease Rate NNN $35.00 psf per year
Monthly Parking Revenue (net of costs) $0 per month
Vacancy and Non Recowverable Allowance 2.00%
Capitalization Rate 4.75%

Capitalized Value per 1000 SF Gross

Rental Rev $35,000
Parking $0
Total $35,000
Vacancy $700
NOI $34,300
Capitalized Value $722,105
Value psf of net leasable space $722 psf
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 9:

Land Residual Esti for ©
Assume 7.5 FAR (OCP Density)
Major A o

Rental Mixed Use Development - No Rental Replacement

( figures that are inputs; unshaded cells are formulas)

Site and Building Size

Gross Parcel Size 45,000 sq.ft. 1.03 acre
Dedications 0 sq.ft.
Site Size 45,000 sq.ft. or
Site Frontage 160 ft
Base Density 7.5 FAR
Bonus Density 0.0 FAR
Tatal Density 7.5 FAR
Total Gross floorspace 337,500 sq.ft.
Gross residential floorspace 324,000 sq.ft.
Gross commercial floorspace 13,500 sq.ft.
Parking
Stalls per
Met Saleable Avg Unit  Number of Unit or 1075 Parking
Concept Gross SF Efficiency or Rentable Size Units sf Stalls Share of Units
Strata Residential o 85% 0 650 0 1.3 0 0%
Rental 1 324,000 85% 275,400 591 466 13 BO6 100%
Rental 2 o 85% 0 565 0 0.6 0 0%
Rental 3 0 85% a 565 0 0.5 1] 0%
Retail 13,500 100% 13,500 nia nfa 3.00 38 nfa
Office ] 95% 0 nia nia 0.0 0nla
Total 337,500 288,900 466 G44 100%
Revenue/Value
Strata Residential $0 per net square foot
Rental 1 $607 per net square fool (see separate calculations)
Rental 2 30 per net square foot (see separate calculations)
Rental 3 80 per net square fool (see separale calculations)
Retail $722 per net square foot including parking revenue (see separate calculations)
Office 0 per net square foot including parking revenue (see separate calculations)
Pre Construction Costs
Upfront Compensation to Existing Tenants $0
Tenant Relocation $0
Allowance for Demolition of Existing Buildings $350,000
Allowance for Remediation $0
Site Preparation/Fill $0
Standard Site Sendcing 5243802 $5,000 per lineal metre of frontage
Cr ity Amenity Contribution F $1,668 per unit on average
Affordable Housing Contribution $1,000 per strata unit
Public Art Contribution (Allowance) $1.85 psf of gross building
Undergrounding Utilities $1.74 psf of gross building
Ci A ty Contribution Mon-R $0.03 psfof site area
Rezoning Costs $500,000
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 9 Continued:

Construction Costs
Hard Construction Costs
Market Strata Residential Area
Rental 1 Residential Area
Rental 2 Residential Area
Rental 3 Residential Area
Retail Area (shell space - no Tl)
Office Area (shell space - no Tl)
Cost Per Garage/Underground Parking Stall
Ovwerall Costs Per Square Foot
Sustainability Premium
Total Estimated Cost per Square Foot
Hard Cost Used in Analysis
Site Landscaping
Electrical Charging Station
Other
Soft costs and Professional Fees
Development management
Fees, legal and survey for rental portion
Contingency on hard and soft costs
Car Share

Government Levies

GVS & DD Sewer Lew - Strata Apartment
GVS & DD Sewer Levy - Townhouse

GVS & DD Sewer Lew - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Financing

Interim financing
Financing charged on
Financing fees

Commissions and Marketing

Commissions on Strata Residential

Marketing on Strata Residential

Commissions on Sale of Commercial
Commission on Sale of Rental Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space

Other Costs and Allowances

Net GST on Market and Below Market Rental Units

MNet GST on Social Housing Units

Property Taxes

Assumed current assessment (Year 1 of analysis)

Assumed assessment after 1 year of construction (Year 2 of analysis’
Developer's Profit

School Tax Surcharge During Development*

Tax Rate

Residential Portion of current assessment (Year 1 of analysis)
Assumed residential portion of assessment after 1 year of constructio
*Assumes BC Owner

$0 per gross sq.f. of residential area

$265 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area

$240 per gross sq.ft. of retail area
$0 per gross sq.ft. of commercial area

$55,000 per underground/structured parking stall

$369 per gross sq.ft.
0%

$369

$369

$450,000 or $20 psf of site area on 50% of site

$0 - stations $0 per station
$0

8.5% of hard costs, landscaping and site prep/senicing costs

3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
$0

5.0% of hard, soft and management costs
$0

$3,530 per apartment unit
$0 per townhouse unit
$3,530 per unit
$2.67 per sq.ft. of commercial space
$1,200 per market unit
$0 per market unit
$1,200 per unit
$1.25 per sq.ft. of commercial space
$17.97 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$17.97 per sq.ft. of floorspace
$17.97 per sq.ft. of floorspace
$17.97 per sq.ft. of floorspace
$11.98 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$600 per unit

5.0% assuming a
50% of land and
1.5%

3.00 year construction period
75% of construction costs

3.0% of gross strata market residential revenue
3.0% of gross strata market residential revenue
2.0% of gross commercial value
2.0% of value

$3,000 per unit

$2,000 per unit

$1,000 per unit
$5.00 per sq.ft.

$25.00 per sq.ft.

$50.00 per sq.ft.

3.60% of capitalized value of rental units
2.50% of development cost of new units (assumes rebate)
0.326% of assessed value
$21,286,121
$88,425,682 (50% of completed project value)
15.0% of total costs or 13.0% of gross market revenue/value

0.2% between $3.0-54.1
$0
$83,551,471 (50% of completed residential project value)

0.4% over $4.0 million
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 - Surrey Exhibit 9 Continued:

Analysis

Revenue

Strata Sales Rewenue $0
Rental 1 Value $167,102,943
Rental 2 Value $0
Rental 3 Value $0
Gross Retail Value $9,748, 421
Gross Office Value $0
Total Gross Value $176,851,364
Less Commissions on Strata $0
Less Commissions on Rental $3,342,059
Less Commissions on Commaercial $194,968
Met Sales Revenue/Value $173,314,336
Project Costs

Upfront Compensation to Existing Tenants $0
Tenant Relocation $0
Allowance for Demaolition of Existing Buildings $350,000
Allowance for Remediation $0
Site Preparation/Fill 0
Standard Site Senicing $243,902
Electrical Charging Station $0
Community Amenity Contribution Residential 777,462
Affordable Housing Contribution $0
Public Art Contribution (Allowance) $624,850
Undergrounding Utilities $587,250
Community Amenity Contribution Non-Residential $1,426
Rezoning Costs $500,000
Hard Construction Costs $124,520,000
Site Landscaping $450,000
Electrical Charging Station $0
Other $0
Soft costs and Professional Fees $10,854,916
Development management 34,156,794
Fees, legal and survey for rental portion $0
Contingency on hard and soft costs $7,153,330
Car Share $0
Marketing on Strata Units $0
Initial Lease Up Costs on Rental 1 Units $1,398,000
Initial Lease Up Costs on Rental 2 Units $0
Initial Lease Up Costs on Rental 3 Units $0
Leasing Commissions on Commercial Space $67,500
Tenant Improvement Allowance on Retail Space $337,500
Tenant Improvement Allowance on Office Space $0
GVS & DD Sewer Levy - Strata Apartment $0
GVS & DD Sewer Lewy - Townhouse $0
GVS & DD Sewer Levy - Rental Residential $1,644,980
GVS & DD Sewer Levy - Commercial $36,045
TransLink - Strata Apartment Residential $0
TransLink - Townhouse $0
TransLink - Rental Residential $559,200
TransLink - Commercial $16,875
Market Strata Apariment DCCs $0
Market Townhouse DCCs $0
Rental 1 Residential DCCs $5,822,280
Rental 2 Residential DCCs $0
Rental 3 Residential DCCs $0
Retail DCCs $161,730
Office DCCs $0
School Site Acquisition Charge $279,600
Less property tax allowance during approvals/development 5681422
Less School Tax Surcharge During Development $640,412
Interim financing on construction costs $9,068,910
Financing fees/costs $1,923,012
Less Net GST (assuming builder holds units) $6,015,706
Total Project Costs Before Land $178,873,102
Developer's Profit $23,061,418
Residual to Land and Land Carry -$28,620,183
Less financing on land during construction and approvals -§2,228,797
Less financing fee on land loan -5178,142
Less property closing costs -$1,319,629
Residual Land Value -$24,893,615
Residual Value per sq.ft. of site -$553
Residual Value per sq.ft. of FSR 574
Residual Value per sq.ft. of gross buildable floorspace 574
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 9 Continued:
Retail Assumptions

Lease Rate NNN
Monthly Parking Revenue (net of costs)

$35.00 psf per year
$0 per month

Vacancy and Non Recoverable Allowance 2.00%
Capitalization Rate 4.75%
Capitalized Value per 1000 SF Gross
Rental Rev $35,000
Parking $0
Total $35,000
Vacancy $700
NOI $34,300
Capitalized Value $722,105
Value psf of net leasable space $722 psf
Rental 1
Assumptions Market Rent
Unit Type # Units Size rent/month
Studios 91 20% 450 $ 1,350
1-Bedroom 235 50% 550 $ 1,500
2-Bedroom 140 30% 750 $ 1,750
3-Bedroom 0 0% 0 $ -
Total 466 100%
Average 591 3 1,546
$ 2.62
Annual Revenue
Studios $ 1,474,200
1-Bedroom $ 4,230,000
2-Bedroom $ 2,940,000
3-Bedroom $ -
TOTAL $ 8,644,200
Rental 1 Revenue and Operating Cost Assumptions
Rental Rate Per Month $2.62 psf per month or
$1,546 per unit per month

Monthly Parking Revenue $75 per month
Monthly Storage Revenue $40 per month on 50% of units
Vacancy and Non Recoverable Allowance 1.00%
Operating costs for New Rental Units $4,250 per unit per year
Property Tax Allowance

Residential Assessment (upon completion of new building) $166,617,000 (see capitalized value below)

Residential Tax Rate 0.326%

Residential Property Taxes $543,808

Capitalization Rate for Rental Apartment Space 4.00%
Capitalized Value
Rental Revenue $8,644,200
Parking $545,400
Storage $111,840
Total $9,301,440
Vacancy $93,014
Net $9,208,426
Op Costs $1,980,500
Taxes $543,808
NOI $6,684,118
Capitalized Value $167,102,943
psf of rentable space $607
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 - Surrey Exhibit 10:

Land Residual Esti for C

Strata Mixed Use Development

Assume 7.5 FAR (OCP Density) - With Rental Replacement

Major A PR

Site and Building Size
Gross Parcel Size
Dedications

Site Size

Site Frontage

Base Density

Bonus Density

Tatal Density

Total Gross floorspace
Gross residential floorspace
Gross commercial floorspace

Concept

Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Total

Revenue/Value
Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Pre Construction Costs

Upfront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demolition of Existing Buildings
Allowance for Remediation

Site Preparation/Fill

Standard Site Sendcing

Cr ity Amenity Contribution F
Affordable Housing Contribution

Public Art Contribution (Allowance)
Undergrounding Utilities

[ Amenity Contribution Nen-R
Rezoning Costs

figures that are inputs; unshaded cells are formulas)

45,000 sq.ft. 1.03 acre
0 sq.ft.
45,000 sq.ft. or
160 ft
7.5 FAR
0.0 FAR
7.5 FAR
337,500 sq.ft.
324,000 sq.ft.
13,500 sq.ft.
Parking
Stalls per
Met Saleable Avg Unit  Number of Unit or 1075 Parking
Gross SF Efficiency or Rentable Size Units sf Stalls Share of Units
299,000 85% 254,150 715 355 1.3 462 0%
o 85% Q 585 o 13 1] 0%
25,000 85% 21,250 532 40 1.3 52 10%
o 85% a 565 o 0.5 o 0%
13,500 100% 13,500 nia nia 3.00 38 nia
] 95% 0 nia nia 0.0 0nla
337,500 288,900 385 552 100%

5840 per net square foot
80 per net square fool (see separale calculations)
$306 per net square foot (see separate calculations)
80 per net square fool (see separale calculations)
$0 per net square foot including parking revenue (see separate calculations)
0 per net square foot including parking revenue (see separate calculations)

$116,293
$0

$350,000
50
30
5243802
$1,668 per unit on average
$1,000 per strata unit
$1.82 psf of gross building
$1.74 psf of gross building
$0.03 psf of site area
$500,000

$5,000 per lineal metre of frontage
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 10 Continued:

Construction Costs
Hard Construction Costs

Market Strata Residential Area $275 per gross sq.ft. of residential area

Rental 1 Residential Area $0 per gross sq.ft. of rental residential area

Rental 2 Residential Area $265 per gross sq.ft. of rental residential area

Rental 3 Residential Area $0 per gross sq.ft. of rental residential area

Retail Area (shell space - no Tl) $240 per gross sq.ft. of retail area

Office Area (shell space - no Tl) $0 per gross sq.ft. of commercial area

Cost Per Garage/Underground Parking Stall $55,000 per underground/structured parking stall

Ovwerall Costs Per Square Foot $363 per gross sq.ft.

Sustainability Premium 0%

Total Estimated Cost per Square Foot $363
Hard Cost Used in Analysis $363
Site Landscaping $450,000 or $20 psf of site area on 50% of site
Electrical Charging Station $0 - stations $0 per station
Other $0
Soft costs and Professional Fees 8.5% of hard costs, landscaping and site prep/senicing costs
Development management 3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
Fees, legal and survey for rental portion $0
Contingency on hard and soft costs 5.0% of hard, soft and management costs
Car Share $0

Government Levies

GVS & DD Sewer Lew - Strata Apartment $3,530 per apartment unit

GVS & DD Sewer Levy - Townhouse $0 per townhouse unit

GVS & DD Sewer Lew - Rental Residential $3,530 per unit

GVS & DD Sewer Lewy - Commercial $2.67 per sq.ft. of commercial space

TransLink - Strata Apartment Residential $1,200 per market unit

TransLink - Townhouse $0 per market unit

TransLink - Rental Residential $1,200 per unit

TransLink - Commercial $1.25 per sq.ft. of commercial space

Market Strata Apartment DCCs $17.97 per sq.ft. of loorspace

Market Townhouse DCCs $0.00 per sq.ft. of floorspace

Rental 1 Residential DCCs $17.97 per sq.ft. of loorspace

Rental 2 Residential DCCs $17.97 per sq.ft. of floorspace

Rental 3 Residential DCCs $17.97 per sq.ft. of loorspace

Retail DCCs $11.98 per sq.ft. of floorspace

Office DCCs $0.00 per sq.ft. of floorspace

School Site Acquisition Charge $600 per unit

Financing

Interim financing 5.0% assuming a 3.00 year construction period
Financing charged on 50% of land and 75% of construction costs
Financing fees 1.5%

Commissions and Marketing

Commissions on Strata Residential 3.0% of gross strata market residential revenue
Marketing on Strata Residential 3.0% of gross strata market residential revenue
Commissions on Sale of Commercial 2.0% of gross commercial value

Commission on Sale of Rental Units 2.0% of value

Initial Lease Up Costs on Rental 1 Units $3,000 per unit

Initial Lease Up Costs on Rental 2 Units $2,000 per unit

Initial Lease Up Costs on Rental 3 Units $1,000 per unit

Leasing Commissions on Commercial Space $5.00 per sq.ft.

Tenant Improvement Allowance on Retail Space $25.00 per sq.ft.

Tenant Improvement Allowance on Office Space $50.00 per sq.ft.

Other Costs and Allowances

Net GST on Market and Below Market Rental Units 5.00% of capitalized value of rental units

Met GST on Social Housing Units 2.50% of development cost of new units (assumes rebate)

Property Taxes 0.326% of assessed value

Assumed current assessment (Year 1 of analysis) $21,286,121

Assumed assessment after 1 year of construction (Year 2 of analysis’ $109,994,651 (50% of completed project value)

Developer's Profit 15.0% of total costs or 13.0% of gross market revenue/value

School Tax Surcharge During Development*

Tax Rate 0.2% between $3.0-54.1 0.4% over $4.0 million
Residential Portion of current assessment (Year 1 of analysis) $0

Assumed residential portion of assessment after 1 year of constructio $109,994,651 (50% of completed residential project value)
*Assumes BC Owner
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 10 Continued:

Analysis

Revenue

Strata Sales Rewenue

Rental 1 Value

Rental 2 Value

Rental 3 Value

Gross Retail Value

Gross Office Value

Total Gross Value

Less Commissions on Strata
Less Commissions on Rental
Less Commissions on Commercial
Net Sales Revenue/Value

Project Costs

Upfront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demolition of Existing Buildings
Allowance for Remediation

Site Preparation/Fill

Standard Site Senicing

Electrical Charging Station

Community Amenity Contribution Residential
Affordable Housing Contribution

Public Art Contribution (Allowance)
Undergrounding Utilities

Community Amenity Contribution Non-Residential
Rezoning Costs

Hard Construction Costs

Site Landscaping

Electrical Charging Station

Other

Soft costs and Professional Fees
Development management

Fees, legal and survey for rental portion
Contingency on hard and soft costs

Car Share

Marketing on Strata Units

Initial Lease Up Costs on Rental 1 Units
Initial Lease Up Costs on Rental 2 Units
Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space
GVS & DD Sewer Levy - Strata Apartment
GVS & DD Sewer Levy - Townhouse

GVS & DD Sewer Levy - Rental Residential
GVS & DD Sewer Levy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Less property tax allowance during approvals/development
Less School Tax Surcharge During Development
Interim financing on construction costs
Financing fees/costs

Less Net GST (assuming builder holds units)
Total Project Costs Before Land

Developer's Profit

Residual to Land and Land Carry

Less financing on land during construction and approvals
Less financing fee on land loan

Less property closing costs

Residual Land Value

Residual Value per sq.ft. of site
Residual Value per sq.ft. of FSR
Residual Value per sq.ft. of gross buildable floorspace

$213,486,000
$0
$6,503,302
$0

$0

30
$219,989,302
$6,404,580
$130,066

$0
$213,454,656

$116,293
$0
$350,000
$0

$0
$243,902
$0
$659,007
$355,000
$614,500
$587,250
$1,426
$500,000
$122,450,000
$450,000
$0

$0
$10,698,192
$4,096,778
$0
$7,050,303

$67,500
$337,500
$0
$1,253,150
$0
$141,200
$36,045
$426,000
$0

$48,000
$16,875
$5,373,030
$0

$0
$449,250
$0
$161,730
$0
$237,000
$822,217
$851,057
$9,226,504
$1,958,683
$325,165
$176,389,039

$28,686,605

$8,379,012
$652,516
$52,154
$290,031
$7,384,311

$164
$22
$22
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 10 Continued:

Rental 2
Assumptions Market Rent
Unit Type # Units Size rent/month
Studios 10 25% 400 $ 697
1-Bedroom 18 45% 500 $ 880
2-Bedroom 12 30% 690 $ 1,036
3-Bedroom 0 0% 0 $ -
Total 40 100%
Average 532 $ 881
$ 1.66
Annual Revenue
Studios 3 83,592
1-Bedroom $ 190,123
2-Bedroom $ 149170
3-Bedroom $ -
TOTAL $ 422,885
Rental 2 Revenue and Operating Cost Assumptions
Rental Rate Per Month $1.66 psf per month or
$881 per unit per month

Monthly Parking Revenue $50 per month
Monthly Storage Revenue $40 per month on 50% of units
Vacancy and Non Recowerable Allowance 1.00%
Operating costs for New Rental Units $3,800 per unit per year
Property Tax Allowance

Residential Assessment (upon completion of new building) $6,481,250 (see capitalized value below)

Residential Tax Rate 0.326%

Residential Property Taxes $21,154

Capitalization Rate for Rental Apartment Space 4.25%
Capitalized Value
Rental Revenue $422,885
Parking $31,200
Storage $12,480
Total $454,085
Vacancy $4,541
Net $449,544
Op Costs $152,000
Taxes $21,154
NOI $276,390
Capitalized Value $6,503,302
psf of rentable space $306.04
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 11:

Land Residual Esti for C

Mixed Rental Development

Assume 7.5 FAR (OCP Density) - With Rental Replacement

Major A PR

Site and Building Size
Gross Parcel Size
Dedications

Site Size

Site Frontage

Base Density

Bonus Density

Tatal Density

Total Gross floorspace
Gross residential floorspace
Gross commercial floorspace

Concept

Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Total

Revenue/Value
Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Pre Construction Costs

Upfront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demolition of Existing Buildings
Allowance for Remediation

Site Preparation/Fill

Standard Site Sendcing

Cr ity Amenity Contribution F
Affordable Housing Contribution

Public Art Contribution (Allowance)
Undergrounding Utilities

[ Amenity Contribution Nen-R
Rezoning Costs

figures that are inputs; unshaded cells are formulas)

45,000 sq.ft. 1.03 acre
0 sq.ft.
45,000 sq.ft. or
160 ft
7.5 FAR
0.0 FAR
7.5 FAR
337,500 sq.ft.
324,000 sq.ft.
13,500 sq.ft.
Parking
Stalls per
Met Saleable Avg Unit  Number of Unit or 1075 Parking
Gross SF Efficiency or Rentable Size Units sf Stalls Share of Units
o 85% 0 650 0 1.3 0 0%
324,000 85% 275,400 593 465 13 605 92%
25,000 85% 21,250 532 40 1.3 52 8%
o 85% a 565 o 0.5 o 0%
o 100% a nia nia 3.00 0 nfa
] 95% 0 nia nia 0.0 0nla
349,000 296,650 505 657 100%

50 per net square foot
$607 per net square fool (see separate calculations)
30 per net square foot (see separate calculations)
80 per net square fool (see separale calculations)
$0 per net square foot including parking revenue (see separate calculations)
0 per net square foot including parking revenue (see separate calculations)

$204,436
50
$350,000
50
30
5243802
$1,668 per unit on average
$1,000 per strata unit
$1.85 psf of gross building
$1.74 psf of gross building
$0.03 psf of site area
$500,000

$5,000 per lineal metre of frontage
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 11 Continued:

Construction Costs
Hard Construction Costs
Market Strata Residential Area
Rental 1 Residential Area
Rental 2 Residential Area
Rental 3 Residential Area
Retail Area (shell space - no Tl)
Office Area (shell space - no Tl)
Cost Per Garage/Underground Parking Stall
Ovwerall Costs Per Square Foot
Sustainability Premium
Total Estimated Cost per Square Foot
Hard Cost Used in Analysis
Site Landscaping
Electrical Charging Station
Other
Soft costs and Professional Fees
Development management
Fees, legal and survey for rental portion
Contingency on hard and soft costs
Car Share

Government Levies

GVS & DD Sewer Lew - Strata Apartment
GVS & DD Sewer Levy - Townhouse

GVS & DD Sewer Lew - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Financing

Interim financing
Financing charged on
Financing fees

Commissions and Marketing

Commissions on Strata Residential

Marketing on Strata Residential

Commissions on Sale of Commercial
Commission on Sale of Rental Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space

Other Costs and Allowances

Net GST on Market and Below Market Rental Units

MNet GST on Social Housing Units

Property Taxes

Assumed current assessment (Year 1 of analysis)

Assumed assessment after 1 year of construction (Year 2 of analysis’
Developer's Profit

School Tax Surcharge During Development*

Tax Rate

Residential Portion of current assessment (Year 1 of analysis)
Assumed residential portion of assessment after 1 year of constructio
*Assumes BC Owner

$0 per gross sq.f. of residential area

$265 per gross sq.ft. of rental residential area

$265 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area

$240 per gross sq.ft. of retail area
$0 per gross sq.ft. of commercial area

$55,000 per underground/structured parking stall

$369 per gross sq.ft.
0%

$369

$369

$450,000 or $20 psf of site area on 50% of site

$0 - stations $0 per station
$0

8.5% of hard costs, landscaping and site prep/senicing costs

3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
$0

5.0% of hard, soft and management costs
$0

$3,530 per apartment unit
$0 per townhouse unit
$3,530 per unit
$2.67 per sq.ft. of commercial space
$1,200 per market unit
$0 per market unit
$1,200 per unit
$1.25 per sq.ft. of commercial space
$17.97 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$17.97 per sq.ft. of floorspace
$17.97 per sq.ft. of floorspace
$17.97 per sq.ft. of floorspace
$11.98 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$600 per unit

5.0% assuming a
50% of land and
1.5%

3.00 year construction period
75% of construction costs

3.0% of gross strata market residential revenue
3.0% of gross strata market residential revenue
2.0% of gross commercial value
2.0% of value

$3,000 per unit

$2,000 per unit

$1,000 per unit
$5.00 per sq.ft.

$25.00 per sq.ft.

$50.00 per sq.ft.

3.60% of capitalized value of rental units
2.50% of development cost of new units (assumes rebate)
0.326% of assessed value
$21,286,121
$83,564,109 (50% of completed project value)
15.0% of total costs or 13.0% of gross market revenue/value

0.2% between $3.0-54.1
$0
$83,564,109 (50% of completed residential project value)

0.4% over $4.0 million
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 11 Continued:

Analysis

Revenue

Strata Sales Revenue

Rental 1 Value

Rental 2 Value

Rental 3 Value

Gross Retail Value

Gross Office Value

Total Gross Value

Less Commissions on Strata
Less Commissions on Rental
Less Commissions on Commercial
Net Sales Revenue/Value

Project Costs

Upfront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demolition of Existing Buildings
Allowance for Remediation

Site Preparation/Fill

Standard Site Senicing

Electrical Charging Station

Community Amenity Contribution Residential
Affordable Housing Contribution

Public Art Contribution (Allowance)
Undergrounding Utilities

Community Amenity Contribution Non-Residential
Rezoning Costs

Hard Construction Costs

Site Landscaping

Electrical Charging Station

Other

Soft costs and Professional Fees
Development management

Fees, legal and survey for rental portion
Contingency on hard and soft costs

Car Share

Marketing on Strata Units

Initial Lease Up Costs on Rental 1 Units
Initial Lease Up Costs on Rental 2 Units
Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space
GVS & DD Sewer Lew - Strata Apartment
GVS & DD Sewer Lewy - Townhouse

GVS & DD Sewer Lewy - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

Schoal Site Acquisition Charge

Less property tax allowance during approvals/development
Less School Tax Surcharge During Development
Interim financing on construction costs
Financing fees/costs

Less Met GST (assuming builder holds units)
Total Project Costs Before Land

Developer's Profit

Residual to Land and Land Carry

Less financing on land during construction and approvals
Less financing fee on land loan

Less property closing costs

Residual Land Value

Residual Value per sq.ft. of site
Residual Value per sq.ft. of FSR
Residual Value per sq.ft. of gross buildable floorspace

$0
$167,128,219
50

$0

$0

50
$167,128,219
$0
$3,342,564
50
$163,785,654

$204,436
$0
$350,000
50

$0
$243,902
50
$842,528
$0
$624,159
$587,250
$1,426
$500,000
$128,620,000
$450,000
50

50
$11,208,888
$4,292,345
50
§7,386,025
50

50
$1,395,000
$80,000

88888E

$1,782,650

888

$606,000
$16,875

50

$0
$5,822,280
$449,250
$0

$0

$0
$303,000
$649,688
$640,513
$9,360,883
$1,984,692
$6,016,616
$184,418,406

$21,793,520

-$42,426,272
-$3,303,946
-$264,076
-$1,920,267
-$36,937,983

$821
-$109
$109
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 6 — Surrey Exhibit 11 Continued:

Rental 1
| Assumptions Market
# Units Size
[+3 kil 19% 450 :
1-Bedroom 80 50% 550 1,500
2-Bedroom 50 3% 750 1,750
3-Bedroom o 0% 0 -
Total 161 100%
Average 593 $ 1,548
$ 2.61
[Annual Revenue
Studios 502,200
1-Bedroom 1,440,000
2-Bedroom 1,060,000
3-Bedroom -
TOTAL 2,982,200
Rental 1 Ri and Operating Cost A ti
Rental Rate Per Manth $2.61 psf per manth or
$1,549 per unit per month

Monthly Parking Revenue $75 per month
Monthly Storage Revenue $40 per month on 50% of units
W y and Mon R bl 1.00%
Operating costs for New Rental Units 4,250 per unit per year
Property Tax Allowance

Resi ial A {upan ion of new buildi $166,617,000 (see capitalized value below)

Residential Tax Rate 0.326%

Residential Property Taxes $543,808

Capitalization Rate for Rental Apartment Space 4.00%
Capitalized Value
Rental Revenue 8,642,068
Parking $544,500
Storage %111,600
Tatal $9,208,168
Vacancy §92,082
Met $9,205,187
Op Cosls $1,976,250
Taxes $543,808
NOI 56,685,129
Capitalized Value $167,128,219
psf of rentable space $607
Rental 2
Assumptions Market Rent
Unit Type # Units. Size rent/month
Studios 10 25% 400 697
1-Bedroom 18 45% 500 &80
2-Bedroom 12 30%, 690 1,036
3-Bedroom 0 0% 0 -
Tatal 40 100%
Average 532 $ 881

$ 1.66
Annual Revenue
Studios 83,582
1-Bedroom 190,123
2-Bedroom 149,170
3-Bedroom -
TOTAL § 422,885
Rental 2 and Op. g Cost A p
Rental Rate Per Month 5$1.66 psf per month or
$881 per unit per month

Monthly Parking Revenue $50 per month
Manthly Storage Revenue $40 per month on 50% of units

Vacancy and Non Recoverable Allowance
Operating costs for New Rental Units
Property Tax Allowance

Residential A {upan
Residential Tax Rate

ion of new building)

1.00%
$3,800 per unit per year

55,843,750 (see capitalized value below)
0.326%

Residential Property Taxes 519,073
Capitalization Rate for Rental Apartment Space 4.25%
Capitalized Value
Rental Rev $422,885
Parking $31,200
Storage $800
Total $454,085
Vacancy 34,541
Met $449,544
Op Costs $152,000
Taxes $19,073
MOl 3278471
Capitalized Value $6,552,259
psf of rentable space $308.34
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Appendix 7 — Maple Ridge Exhibit 1:

Estimated Income Value Assuming Property is Improved with Old Low Density Commercial Buildings

Major Assumptions
Site and Building Size
Existing Zoning

Site Size

Assumed Density

Total Commercial Space

Retail

Revenue and Value

Average Lease Rate for Retail Space

Capitalization Rate

Value of Retail and Service Space Upon Lease-up
Vacancy and non recoverables

Estimated Overall Value
Capitalized Value of Retail/Service Space
Total Value of Commercial

Appendix 7 — Maple Ridge Exhibit 2:

C-3
15,000
0.30
4,500
4,500

$18.00
4.75%

$379
0%

$1,705,263
$1,705,263

sq.ft. or 115 by
FSR

sq.ft.

sq.ft. 100% rentable

per sq.ft. net, base building

per sq.ft. of leasable
area

Estimated Income Value of Property if Improved with an Older Low Density Rental Building

Rental Apartment Value
Site Size (SF) 15,000
Assumed FSR 0.5
Total Floor Area (SF) 7,500
Average Gross Unit Size
(SF) 900
Number of Units 9.0
Market Value Per Unit’ $150,000
Value of Rental $1,350,000
Based on recent market transactions.
Appendix 7 — Maple Ridge Exhibit 3:
Estimated Existing Value of Site if Improved
with Older Single Family Houses
Single Family Assembly Value
Site Size
(SF) 15,000
Value Per
SF of Site $90
Total Value $1,350,000
e PAGE 125
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 7 — Maple Ridge Exhibit 4:

Land Residual Estimate for Strata Mixed Use Development

Assume 2.3 FSR (C-3 Zone)

Major A f

Site and Building Size
Gross Parcel Size
Dedications

Site Size

Site Frontage

Base Density

Bonus Density

Tatal Density

Total Gross floorspace
Gross residential floorspace
Gross commercial floorspace

Concept

Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Total

Revenue/Value
Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Pre Construction Costs

Upfront Compensation to Existing Tenants

Tenant Relocation

Allowance for Demolition of Existing Buildings (Allowance)

Allowance for Remediation
Site Preparation/Fill
Standard Site Sendcing
Density Bonus Contribution
Rezoning Costs

15,000 sq.f.
0 sq.ft.
15,000 sq.f.

151
23 FSR
0.0 FSR
23 FSR

34,500 sq.ft.
30,000 sq.ft.
4,500 sq.ft.

Gross SF
30,000

o

o

0

4,500

0

34,500

5540 per net square foot

figures that are inputs; unshaded cells are formulas)

0.34 acre

ar
Net Saleable
Efficiency or Rentable
85% 25,500
85% i
85% 0
85% a
100% 4,500
95% a
30,000

Avg Unit
Size

850

631

565

565

nla

n'a

&0 per net square fool (see separate calculations)
$0 per net square foot (see separate calculations)
&0 per net square fool (see separate calculations)
$567 per net square foot including parking revenue (see separate calculations)
50 per net square foot including parking revenue (see separate calculations)

50
$0
$100,000
$0

$0
3122713

80 psf of bonus density

30

Number of
Units

30
o

0
0
nia
nia
30

$3,500 per lineal metre of frontage

Parking
Stalls per
Unit or 100
sg. m.

1.0

1.0

0.0

0.0

1.0

0.0

Parking
Stalls Share of Units

30 100%
1] 0%
0 0%
1] 0%
4 nfa
0 nfa

34 100%
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 7 — Maple Ridge Exhibit 4 Continued:

Construction Costs
Hard Construction Costs
Market Strata Residential Area
Rental 1 Residential Area
Rental 2 Residential Area
Rental 3 Residential Area
Retail Area (shell space - no Tl)
Office Area (shell space - no Tl)
Cost Per Garage/Underground Parking Stall
Ovwerall Costs Per Square Foot
Sustainability Premium
Total Estimated Cost per Square Foot
Hard Cost Used in Analysis
Site Landscaping
Electrical Charging Station
Other
Soft costs and Professional Fees
Development management
Fees, legal and survey for rental portion
Contingency on hard and soft costs
Car Share

Government Levies

GVS & DD Sewer Lew - Strata Apartment
GVS & DD Sewer Levy - Townhouse

GVS & DD Sewer Lew - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Financing

Interim financing
Financing charged on
Financing fees

Commissions and Marketing

Commissions on Strata Residential

Marketing on Strata Residential

Commissions on Sale of Commercial
Commission on Sale of Rental Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space

Other Costs and Allowances

Net GST on Market and Below Market Rental Units

MNet GST on Social Housing Units

Property Taxes

Assumed current assessment (Year 1 of analysis)

Assumed assessment after 1 year of construction (Year 2 of analysis’
Developer's Profit

School Tax Surcharge During Development*

Tax Rate

Residential Portion of current assessment (Year 1 of analysis)
Assumed residential portion of assessment after 1 year of constructio
*Assumes BC Owner

$180
$0 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area
$240 per gross sq.ft. of retail area
$0 per gross sq.ft. of commercial area
$45,000 per underground/structured parking stall
$232 per gross sq.ft.

$150,000 or $20 psf of site area on 50% of site

$0 - stations $0 per station
$0

8.5% of hard costs, landscaping and site prep/senicing costs

3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
$0

5.0% of hard, soft and management costs
$0

$3,530 per apartment unit
$0 per townhouse unit
$3,530 per unit
$2.67 per sq.ft. of commercial space
$1,200 per market unit
$0 per market unit
$1,200 per unit
$1.25 per sq.ft. of commercial space
$10.09 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$10.09 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$4.21 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$600 per unit

5.0% assuming a
50% of land and
1.5%

1.75 year construction period
75% of construction costs

3.0% of gross strata market residential revenue
3.0% of gross strata market residential revenue
2.0% of gross commercial value
2.0% of value

$2,000 per unit

$2,000 per unit

$2,000 per unit
$5.00 per sq.ft.

$25.00 per sq.ft.

$50.00 per sq.ft.

3.20% of capitalized value of rental units
2.50% of development cost of new units (assumes rebate)
0.463% of assessed value
$1,580,000
$8,161,579 (50% of completed project value)
15.0% of total costs or 13.0% of gross market revenue/value

0.2% between $3.0-54.1
$0
$6,885,000 (50% of completed residential project value)

0.4% over $4.0 million
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 7 — Exhibit 4 Continued:

Analysis

Revenue

Strata Sales Revenue

Rental 1 Value

Rental 2 Value

Rental 3 Value

Gross Retail Value

Gross Office Value

Total Gross Value

Less Commissions on Strata
Less Commissions on Rental
Less Commissions on Commercial
Net Sales Revenue/Value

Project Costs

Upfront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demolition of Existing Buildings (Allowance)
Allowance for Remediation

Site Preparation/Fill

Standard Site Senvcing

Electrical Charging Station

Density Bonus Contribution

Rezoning Costs

Hard Construction Costs

Site Landscaping

Electrical Charging Station

Other

Soft costs and Professional Fees

Development management

Fees, legal and survey for rental portion
Contingency on hard and soft costs

Car Share

Marketing on Strata Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space
GVS & DD Sewer Lewy - Strata Apartment
GVS & DD Sewer Levy - Townhouse

GVS & DD Sewer Lewy - Rental Residential
GVS & DD Sewer Lewy - Commercial

TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLirk - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Less property tax allowance during approvals/development
Less School Tax Surcharge During Development
Interim financing on construction costs
Financing fees/costs

Less Net GST (assuming builder holds units)
Total Project Costs Before Land

Developer's Profit

Residual to Land and Land Carry

Less financing on land during construction and approvals
Less financing fee on land loan

Less property closing costs

Residual Land Value

Residual Value per sq.ft. of site
Residual Value per sq.ft. of FSR
Residual Value per sq.ft. of gross buildable floorspace

$13,770,000
§0

$0

$0
$2,553,158
$0
$16,323,158
$413,100
$0

$51,063
$15,858,995

§0

$0
$100,000
$0

$0
$122,713
$0

$0

$0
$8,010,000
$150,000
$0

$0
$704,031
$269,602

$0
$22,500
$112,500
$0
$105,900
$0

$0
$12,015
$36,000
$0

$0
55,625
$302,706
$0

§0

$0

$0
$18,959
$0
$18,000
$39,313
$10,155
$358,010
$126,888
$0
$11,405,835

$2,128,540

$2,324,620
$116,376
$14,906
$29,684
$2,163,654

$144
$63
$63
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 7 — Exhibit 4 Continued:

Retail Assumptions

Lease Rate NNN $27.50 psf per year
Monthly Parking Revenue (net of costs) $0 per month
Vacancy and Non Recowverable Allowance 2.00%
Capitalization Rate 4.75%

Capitalized Value per 1000 SF Gross

Rental Rev $27,500
Parking $0
Total $27,500
Vacancy $550
NOI $26,950
Capitalized Value $567,368
Value psf of net leasable space $567.37 psf
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 7 — Exhibit 5:

Land Residual Estimate for Rental Mixed Use Development
Assume 2.3 FSR (C-3 Zone)
Major A o "

figures that are inputs; unshaded cells are formulas)

Site and Building Size

Gross Parcel Size 15,000 sq.ft. 0.34 acre
Dedications 0 sq.ft.
Site Size 15,000 sq.ft. or
Site Frontage 15 ft
Base Density 23 FSR
Bonus Density 0.0 FSR
Tatal Density 23 FSR
Total Gross floorspace 34,500 sq.ft.
Gross residential floorspace 30,000 sqg.ft.
Gross commercial floorspace 4,500 sq.ft.

Net Saleable
Concept Gross SF Efficiency or Rentable
Strata Residential o 85% 0
Rental 1 30,000 85% 25,500
Rental 2 o 85% 0
Rental 3 ] 85% 0
Retail 4,500 100% 4,500
Office ] 95% 0
Total 34,500 30,000

Revenue/Value
Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

50 per net square foot

Pre Construction Costs

Upfront Compensation to Existing Tenants $0
Tenant Relocation $0
Allowance for Demolition of Existing Buildings (Allowance) $100,000
Allowance for Remediation 30
Site Preparation/Fill 0
Standard Site Sendcing $122,713

Density Bonus Contribution $0 psfof bonus density

Rezoning Costs

Avg Unit
Size

850

643

565

565

nla

n'a

$456 per net square fool (see separate calculations)
$0 per net square foot (see separate calculations)
0 per net square foot (see separate calculations)
$567 per net square foot including parking revenue (see separate calculations)
50 per net square foot including parking revenue (see separate calculations)

Number of

c
B
DE‘S‘QQEQ?

$3,500 per lineal metre of frontage

Parking
Stalls per
Unit or 100
5. m.

1.0

1.0

0.0

0.0

1.0

0.0

Parking
Stalls Share of Units

0 0%

40 100%
a 0%
1] 0%
4 nfa
0 nfa

44 100%
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 7 — Exhibit 5 Continued:

Construction Costs
Hard Construction Costs
Market Strata Residential Area
Rental 1 Residential Area
Rental 2 Residential Area
Rental 3 Residential Area
Retail Area (shell space - no Tl)
Office Area (shell space - no Tl)
Cost Per Garage/Underground Parking Stall
Ovwerall Costs Per Square Foot
Sustainability Premium
Total Estimated Cost per Square Foot
Hard Cost Used in Analysis
Site Landscaping
Electrical Charging Station
Other
Soft costs and Professional Fees
Development management
Fees, legal and survey for rental portion
Contingency on hard and soft costs
Car Share

Government Levies

GVS & DD Sewer Lew - Strata Apartment
GVS & DD Sewer Levy - Townhouse

GVS & DD Sewer Lew - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Financing

Interim financing
Financing charged on
Financing fees

Commissions and Marketing

Commissions on Strata Residential

Marketing on Strata Residential

Commissions on Sale of Commercial
Commission on Sale of Rental Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space

Other Costs and Allowances

Net GST on Market and Below Market Rental Units

MNet GST on Social Housing Units

Property Taxes

Assumed current assessment (Year 1 of analysis)

Assumed assessment after 1 year of construction (Year 2 of analysis’
Developer's Profit

School Tax Surcharge During Development*

Tax Rate

Residential Portion of current assessment (Year 1 of analysis)
Assumed residential portion of assessment after 1 year of constructio
*Assumes BC Owner

$0
$170 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area
$240 per gross sq.ft. of retail area
$0 per gross sq.ft. of commercial area
$45,000 per underground/structured parking stall
$237 per gross sq.ft.

$150,000 or $20 psf of site area on 50% of site

$0 - stations $0 per station
$0

8.5% of hard costs, landscaping and site prep/senicing costs

3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
$0

5.0% of hard, soft and management costs
$0

$3,530 per apartment unit
$0 per townhouse unit
$3,530 per unit
$2.67 per sq.ft. of commercial space
$1,200 per market unit
$0 per market unit
$1,200 per unit
$1.25 per sq.ft. of commercial space
$10.09 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$10.09 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$4.21 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$600 per unit

5.0% assuming a
50% of land and
1.5%

1.75 year construction period
75% of construction costs

3.0% of gross strata market residential revenue
3.0% of gross strata market residential revenue
2.0% of gross commercial value
2.0% of value

$2,000 per unit

$2,000 per unit

$2,000 per unit
$5.00 per sq.ft.

$25.00 per sq.ft.

$50.00 per sq.ft.

3.20% of capitalized value of rental units
2.50% of development cost of new units (assumes rebate)
0.463% of assessed value
$1,580,000
$7,092,744 (50% of completed project value)
15.0% of total costs or 13.0% of gross market revenue/value

0.2% between $3.0-54.1
$0
$5,816,165 (50% of completed residential project value)

0.4% over $4.0 million
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 7 — Exhibit 5 Continued:

Analysis

Revenue

Strata Sales Revenue 0
Rental 1 Value $11,632,329
Rental 2 Value 0
Rental 3 Value 50
Gross Retail Value $2,553,158
Gross Office Value 50
Total Gross Value $14,185,487
Less Commissions on Strata $0
Less Commissions on Rental $232,647
Less Commissions on Commercial $51,063
Net Sales Revenue/Value $13,901,777

Project Costs

Upfront Compensation to Existing Tenants $0
Tenant Relocation 0
Allowance for Demolition of Existing Buildings (Allowance) $100,000
Allowance for Remediation 0
Site Preparation/Fill 30
Standard Site Senicing $122,713
Electrical Charging Station 50
Density Bonus Contribution 50
Rezoning Costs $0
Hard Construction Costs $8,160,000
Site Landscaping $150,000
Electrical Charging Station $0
Other $0
Soft costs and Professional Fees $716,781
Development management $274,485
Fees, legal and survey for rental portion $0
Contingency on hard and soft costs $476,199
Car Share 0
Marketing on Strata Units 0
Initial Lease Up Costs on Rental 1 Units $80,000
Initial Lease Up Costs on Rental 2 Units 50
Initial Lease Up Costs on Rental 3 Units 50
Leasing Commissions on Commercial Space $22,500
Tenant Improvement Allowance on Retail Space $112,500
Tenant Improverment Allowance on Office Space $0
GVS & DD Sewer Lewy - Strata Apartment $0
GVS & DD Sewer Lewy - Townhouse $0
GVS & DD Sewer Lewy - Rental Residential $141,200
GVS & DD Sewer Lewy - Commercial $12,015
TransLink - Strata Apartment Residential $0
TransLink - Townhouse 0
TransLink - Rental Residential $48,000
TransLink - Commercial $5,625
Market Strata Apartment DCCs 30
Market Townhouse DCCs 50
Rental 1 Residential DCCs $302,706
Rental 2 Residential DCCs 50
Rental 3 Residential DCCs $0
Retail DCCs $18,959
Office DCCs $0
School Site Acquisition Charge $24,000
Less property tax allowance during approvals/development $35,602
Less School Tax Surcharge During Development $6,948
Interim financing on construction costs $354,483
Financing fees/costs $125,603
Less Net GST (assuming builder holds units) $372,235
Total Project Costs Before Land $11,662,554
Developer's Profit $1,849,788
Residual to Land and Land Carry $389,436
Less financing on land during construction and approvals $19,496
Less financing fee on land loan $2,497
Less property closing costs -$57,046
Residual Land Value $424,490
Residual Value per sq.ft. of site $28
Residual Value per sq.ft. of FSR $12
Residual Value per sq.ft. of gross buildable floorspace $12
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 7 — Exhibit 5 Continued:
Retail Assumptions

Lease Rate NNN

$27.50 psf per year

Monthly Parking Revenue (net of costs) $0 per month
Vacancy and Non Recowerable Allowance 2.00%
Capitalization Rate 4.75%
Capitalized Value per 1000 SF Gross
Rental Rev $27,500
Parking $0
Total $27,500
Vacancy $550
NOI $26,950
Capitalized Value $567,368
Value psf of net leasable space $567.37 psf
Rental Assumptions
Rental 1
Assumptions Market Rent
Unit Type # Units Size rent/month
Studios 0 0% 475 $ -
1-Bedroom 28 70% 575 $ 1,350
2-Bedroom 12 30% 800 $ 1,650
3-Bedroom 0 0% 0 $ -
Total 40 100%
Average 643 $ 1,440

$ 2.24
Annual Revenue
Studios $ -
1-Bedroom $ 453,600
2-Bedroom $ 237,600
3-Bedroom $ -
TOTAL $ 691,200
Rental 1 Revenue and Operating Cost Assumptions
Rental Rate Per Month $2.24 psf per month or

$1,440 per unit per month

Monthly Parking Revenue $50 per month
Monthly Storage Revenue $40 per month on 50% of units

Vacancy and Non Recowerable Allowance
Operating costs for New Rental Units
Property Tax Allowance
Residential Assessment (upon completion of new building)
Residential Tax Rate
Residential Property Taxes
Capitalization Rate for Rental Apartment Space

Capitalized Value
Rental Revenue
Parking

Storage

Total

Vacancy

Net

Op Costs

Taxes

NOI

Capitalized Value
psf of rentable space

1.00%

$4,600 per unit per year

$11,602,500 (see capitalized value below)
0.463%
$53,718
4.125%

$691,200
$24,000
$9,600
$724,800
$7,248
$717,552
$184,000
$53,718
$479,834
$11,632,329
$456.17
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 7 — Exhibit 6:

Land Residual Estimate for Strata Mixed Use Development

Assume 4.0 FSR (No CAC)

Major A b o

Site and Building Size
Gross Parcel Size
Dedications

Site Size

Site Frontage

Base Density

Bonus Density

Tatal Density

Total Gross floorspace
Gross residential floorspace
Gross commercial floorspace

Concept

Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Total

Revenue/Value
Strata Residential
Rental 1

Rental 2

Rental 3

Retail

Office

Pre Construction Costs

Upfront Compensation to Existing Tenants

Tenant Relocation

Allowance for Demolition of Existing Buildings (Allowance)

Allowance for Remediation
Site Preparation/Fill
Standard Site Sendcing
Density Bonus Contribution
Rezoning Costs

15,000 sq.f.
0 sq.ft.
15,000 sq.f.

15 1
4.0 FSR
0.0 FSR
40 FSR

60,000 sq.ft.
55,500 sq.ft.
4,500 sq.ft.

Gross SF
55,500

o

o

0

4,500

0

60,000

5640 per net square foot

figures that are inputs; unshaded cells are formulas)

0.34 acre

ar
Net Saleable
Efficiency or Rentable
85% 47,175
85% i
85% 0
85% a
100% 4,500
95% a
51,675

Avg Unit
Size

850

631

565

565

nla

n'a

&0 per net square fool (see separate calculations)
$0 per net square foot (see separate calculations)
&0 per net square fool (see separate calculations)
$567 per net square foot including parking revenue (see separate calculations)
50 per net square foot including parking revenue (see separate calculations)

50
$0
$100,000
$0

$0
3122713

80 psf of bonus density

30

Number of

c
=2

$3,500 per lineal metre of frontage

A CAC would be required for a rezoning to 4.0 FSR,
A CAC has been excluded because project is not viable even without it.

Parking
Stalls per
Unit or 100
sg. m.

1.0

1.0

0.0

0.0

1.0

0.0

Parking
Stalls Share of Units

56 100%
1] 0%
a 0%
1] 0%
4 nfa
0 nfa

G0 100%
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 7 - Exhibit 6 Continued:

Construction Costs
Hard Construction Costs
Market Strata Residential Area
Rental 1 Residential Area
Rental 2 Residential Area
Rental 3 Residential Area
Retail Area (shell space - no Tl)
Office Area (shell space - no Tl)
Cost Per Garage/Underground Parking Stall
Ovwerall Costs Per Square Foot
Sustainability Premium
Total Estimated Cost per Square Foot
Hard Cost Used in Analysis
Site Landscaping
Electrical Charging Station
Other
Soft costs and Professional Fees
Development management
Fees, legal and survey for rental portion
Contingency on hard and soft costs
Car Share

Government Levies

GVS & DD Sewer Lew - Strata Apartment
GVS & DD Sewer Levy - Townhouse

GVS & DD Sewer Lew - Rental Residential
GVS & DD Sewer Lewy - Commercial
TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Financing

Interim financing
Financing charged on
Financing fees

Commissions and Marketing

Commissions on Strata Residential

Marketing on Strata Residential

Commissions on Sale of Commercial
Commission on Sale of Rental Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space

Other Costs and Allowances

Net GST on Market and Below Market Rental Units

MNet GST on Social Housing Units

Property Taxes

Assumed current assessment (Year 1 of analysis)

Assumed assessment after 1 year of construction (Year 2 of analysis’
Developer's Profit

School Tax Surcharge During Development*

Tax Rate

Residential Portion of current assessment (Year 1 of analysis)
Assumed residential portion of assessment after 1 year of constructio
*Assumes BC Owner

$300
$0 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area
$0 per gross sq.ft. of rental residential area
$250 per gross sq.ft. of retail area
$0 per gross sq.ft. of commercial area
$55,000 per underground/structured parking stall
$351 per gross sq.ft.

$150,000 or $20 psf of site area on 50% of site

$0 - stations $0 per station
$0

8.5% of hard costs, landscaping and site prep/senicing costs

3.0% of hard costs, landscaping and site prep/sendcing costs and soft costs
$0

5.0% of hard, soft and management costs
$0

$3,530 per apartment unit
$0 per townhouse unit
$3,530 per unit
$2.67 per sq.ft. of commercial space
$1,200 per market unit
$0 per market unit
$1,200 per unit
$1.25 per sq.ft. of commercial space
$10.09 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$10.09 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$4.21 per sq.ft. of floorspace
$0.00 per sq.ft. of floorspace
$600 per unit

5.0% assuming a
50% of land and
1.5%

2.50 year construction period
75% of construction costs

3.0% of gross strata market residential revenue
3.0% of gross strata market residential revenue
2.0% of gross commercial value
2.0% of value

$2,000 per unit

$2,000 per unit

$2,000 per unit
$5.00 per sq.ft.

$25.00 per sq.ft.

$50.00 per sq.ft.

3.20% of capitalized value of rental units
2.50% of development cost of new units (assumes rebate)
0.463% of assessed value
$1,580,000
$16,372,579 (50% of completed project value)
15.0% of total costs or 13.0% of gross market revenue/value

0.2% between $3.0-54.1
$0
$15,096,000 (50% of completed residential project value)

0.4% over $4.0 million
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REDUCING THE BARRIER OF HIGH LAND COST:

STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 7 - Exhibit 6 Continued:

Analysis

Revenue

Strata Sales Revenue

Rental 1 Value

Rental 2 Value

Rental 3 Value

Gross Retail Value

Gross Ofiice Value

Total Gross Value

Less Commissions on Strata
Less Commissions on Rental
Less Commissions on Commercial
Net Sales Revenue/Value

Project Costs

Upfront Compensation to Existing Tenants
Tenant Relocation

Allowance for Demolition of Existing Buildings (Allowance)
Allowance for Remediation

Site Preparation/Fill

Standard Site Senicing

Electrical Charging Station

Density Borus Contribution

Rezoning Costs

Hard Construction Costs

Site Landscaping

Electrical Charging Station

Other

Soft costs and Professional Fees

Development management

Fees, legal and survey for rental portion
Contingency on hard and soft costs

Car Share

Marketing on Strata Units

Initial Lease Up Costs on Rental 1 Units

Initial Lease Up Costs on Rental 2 Units

Initial Lease Up Costs on Rental 3 Units
Leasing Commissions on Commercial Space
Tenant Improvement Allowance on Retail Space
Tenant Improvement Allowance on Office Space
GVS & DD Sewer Lewy - Strata Apartment

GVS & DD Sewer Lewy - Townhouse

GVS & DD Sewer Lewy - Rental Residential
GVS & DD Sewer Lewy - Commercial

TransLink - Strata Apartment Residential
TransLink - Townhouse

TransLink - Rental Residential

TransLink - Commercial

Market Strata Apartment DCCs

Market Townhouse DCCs

Rental 1 Residential DCCs

Rental 2 Residential DCCs

Rental 3 Residential DCCs

Retail DCCs

Office DCCs

School Site Acquisition Charge

Less property tax allowance during approvals/development
Less School Tax Surcharge During Development
Interim financing on construction costs
Financing fees/costs

Less Net GST (assuming builder holds units)
Total Project Costs Before Land

Developer's Profit

Residual to Land and Land Carry

Less financing on land during construction and approvals
Less financing fee on land loan

Less property closing costs

Residual Land Value

Residual Value per sq.ft. of site
Residual Value per sq.ft. of FSR
Residual Value per sq.ft. of gross buildable floorspace

$30,192,000
$0

$0

50
$2,553,158
$0
$32,745,158
$905,760

50

$51,063
$31,788,335

$122,713

888

$21,075,000
$150,000
$0

$0
$1,814,556
§694,868
$0
$1,197,857
$0
$905,760
$0

$0

$0
$22,500
$112,500
$0
$197,680
$0

$0

$12,015
$67,200

$0

$0

$5,625
$560,006
$0

$0

$0

$0

$18,959
$0
$33,600
§124,678
$69,576
$1,275,727
$321,309
$0
528,882,130

$4,269,969

-$1,363,763
-$91,031
-$8,591
-$134,547
$1,129,595

-$75
$19
-$19
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REDUCING THE BARRIER OF HIGH LAND COST:
STRATEGIES FOR FACILITATING MORE AFFORDABLE RENTAL HOUSING CONSTRUCTION IN METRO VANCOUVER

Appendix 7 - Exhibit 6 Continued:

Retail Assumptions

Lease Rate NNN $27.50 psf per year
Monthly Parking Revenue (net of costs) $0 per month
Vacancy and Non Recowverable Allowance 2.00%
Capitalization Rate 4.75%

Capitalized Value per 1000 SF Gross

Rental Rev $27,500
Parking $0
Total $27,500
Vacancy $550
NOI $26,950
Capitalized Value $567,368
Value psf of net leasable space $567.37 psf
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REDUCING THE BARRIER OF HIGH LAND COST:
FACILITATING MORE AFFORDABLE RENTAL CONSTRUCTION IN METRO VANCOUVER

TRANSIT ORIENTED AFFORDABLE HOUSING STUDY PHASE 2

DRAFT Coriolis Consulting Corp. February 2019
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Ways to Improve Delivery of New Rental Units

1.
2.

Flexibility in meeting developer requirements

Alternatives for affordable rental unit ownership

Turnkey Versus Developer Ownership

Net operating Number of
income after Loss to units that can
Household expenses of Implied value developer . provided
income Monthly $5,500 per of the rental | Construction per unit for
target rent Cap rate unit cost $440,000

$60,000 $1,500 $12,500 4% $312,500 $440,000 $127,500 3.5
$35,000 $875 $5,000 4% $125,000 $440,000 $315,000 1.4

Mixed tenure (strata + rental)

Increased coordination or centralization



Integrated Planning for Transit and
Affordable Housing

[ Look beyond rapid transit stations
d  Strategic land acquisition

[ Advance station area and corridor planning
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CLIFF #246908

Ministry of
BRITISH Municipal Affairs
COLUMBIA | and Housing

BRIEFING NOTE FOR DECISION

Date: June 13, 2019

Prepared For: Kaye Krishna, Deputy Minister, Ministry of Municipal Affairs and Housing

Title: Affordable housing and TransLink’s rapid transit projects

Issue: Implementation of Minister's mandate to ensure affordable housing and density is

facilitated along rapid transit project corridors.

s.13; 5.16; s.17

BACKGROUND:

There are three planned or potential rail rapid transit projects in Metro Vancouver, which present
opportunities for increased affordable housing and density along the project corridors:

e TransLink is currently working on the proposed scope, schedule and cost estimate for Surrey-
Langley-SkyTrain (SLS) along the Fraser Highway corridor.
o 8.13;s.16
» The Province is providing funding support for a feasibility study of a rapid transit connection
between the Burrard Peninsula and the North Shore.

s.13; 5.16

o Currently, TransLink and the city are engaged in Arbutus-UBC SkyTrain Design
Development and Pre-Business Case work.
o The Province sits on a number of project boards governing this work, including the Partner
s.13; 5.16

agreement between TransLink and Vancouver for the Broadway Subway extension to Arbutus, are being
used in part to promote densification and affordable housing. For example, the SPA for the now-suspended
Surrey-Newton-Guildford Light Rail Transit (SNG [LRT) committed the city to creating affordable housing
targets; incentivizing affordability; and identifying government-owned sites for affordable housing.

Page 1 of 8

s.13



CLIFF #246908

Ministry of
BRITISH Municipal Affairs
COLUMBIA = and Housing

DISCUSSION:
Existing SPA Framework

To ensure the Broadway Subway Project and SNG LRT met provincial expectations for affordable housing,
in 2018 the Province worked with TransLink and the cities of Vancouver and Surrey to be added as a
participant to the monitoring committees for the SPAs. The Province was not a signatory to the agreements.

The Vancouver SPA includes planned collaboration with TransLink and the Province on an Affordability
Strategys.13; s.16

s.13; 5.16

| Both the Surrey and Vancouver SPAs state, that it is the cities’ responsibility and mandate to develop and
approve land use plans and housing policies, deferring the creation of targets to future planning work.

Regional Growth Strategy

Metro Vancouver is currently preparing to review and update its Regional Growth Strategy (RGS), 8-13;

S12°s16h
s.13; 5.16 Local governments are also required to complete

housing needs reports by April 2022.

s.13; 5.16

Page 2 of 8

s.13; 5.16

s.13; 5.16
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CLIFF #246908

Ministry of
BRITISH Municipal Affairs
COLUMBIA = and Housing

s.13; 5.16; s.17

APPROVED (recommended option) / NOT APPROVED

Kathryn Krishna, Deputy Date
Minister

Attachments (1): Policy Ideas for Future Consideration

PREPARED BY: APPROVED BY: DATE APPROVED:
Stephen Harrison, Senior Policy Analyst David Curtis, ADM
Community Policy and Legislation Branch Community and Management Services

(778) 698-9368

Page 6 of 8
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CLIFF #XXXXX

mgg Minisuyof

BRITISH Municipal Affairs
COLUMBIA | and Housing

BRIEFING NOTE FOR DECISION

Date: May 24, 2019
Prepared For: Honourable Selina Robinson, Minister of Municipal Affairs and Housing
Title: Affordable housing for Surrey-Langley-SkyTrain

Issue: 8.13

RECOMMENDED OPTION:
e Briefly summarize the recommended option in one sentence.

¢ Provide recommendations with qualifications, such as advice, recommend, etc. To distinguish
recommendations from factual information contained in this section to simplify FOIPPA
severing under access legislation.

o This section to be in bold.
BACKGROUND:

TransLink is currently working on the proposed scope, schedule and cost estimate for Surrey-Langley-
SkyTrain (SLS) along the Fraser Highway corridor.

The corridor contains a diverse mix of employment and residential uses within the established
neighbourhoods of Fleetwood Town Centre and East Clayton, as well as the emerging urban communities
in West Fleetwood, West Clayton, and East Cloverdale. It also includes environmentally sensitive areas such
as Green Timbers Urban Forest, the Serpentine River and Agriculture Land Reserve (ALR) lands.

According to a report submitted to Surrey city council in April, the city is working on background studies
and analytics on land use in the corridor. City staff will provide TransLink with preliminary population,
dwelling unit and employment growth forecasts during this initial planning phase. The city will also be
working on amendments to its Official Community Plan; a density bonus and community amenity
contribution review; and an affordable housing strategy.

The city will approve its draft land use plans by summer 2020, with final approval by fall 2021. The city
plans to consult the Province as part of this process.

TransLink is also working with the city to ensure there are adequate and timely measures to promote

densification and affordable housing along the corridor.s.13; s.16
s.13; 5.16

DISCUSSION:

The Province’s 30-Point Housing Plan includes a goal to increase density and affordable housing around
TransLink stations. In 2018, to ensure the upcoming rapid transit projects met those provincial
expectations, the Province worked with TransLink and the cities of Vancouver and Surrey to be added as a
participant in the SPAs for the Broadway Subway Project the now-suspended Surrey-Newton-Guildford
Light Rail Transit (SNG LRT) project.

Page 1 of 5



CLIFF #XXXXX

Rggd Minisuyof
BRITISH Municipal Af‘ﬁlirs
COLUMBIA | and Housing

To track the provincial interest in affordable housing and density, the Province is taking part in
Vancouver’s SPA Monitoring Committee, which will review annual reporting metrics. The Vancouver SPA
also includes planned collaboration with TransLink and the Province on an Affordability Strategy. The

Province expects that similar measures will be included in an SLS SPA.

s.13; 5.16; s.17

Page 2 of 5
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~ Ministry of

BRITISH Municipal AfFairs
COLUMBIA | and Housing

s.13; 5.16; s.17

OPTIONS:
Provide viable options in this section.
Each option MUST include pros and cons.

If relevant, key stakeholder reactions for each option should be summarized.

Page 3 of 5



CLIFF #XXXXX

mgg Minisuyof

BRITISH Municipal Aﬁ‘:lirs
COLUMBIA | and Housing

Information usually included:

o The status quo is usually presented as an option;

o Present realistic options, each with consistent analysis, including those not being
recommended;

o Include examination of costs and benefits;

o Clearly identify client, financial and service implications and state if there are none.

o Precede recommendations from factual information contained in this section and simplify
FOIPPA severing under access legislation.

1. A sentence summarizing Option 1(then OPTION 2, then, if needed, OPTION 3, etc.)

Example of a recommended option (i.e. status quo)

e Precede recommendations with qualifications such as advice, recommend, etc. To distinguish
recommendations from factual information contained in this section and simplify FOIPPA severing
under access legislation.

Pros: Cons:
o Does not require additional resources o Ministry will not be responding to an
(human, financial etc) emerging issue;
o Develops partnership with key o Defers; does not resolve the issue
stakeholder groups
RECOMMENDATION:

e Indicate the Option (no description).

APPROVED (recommended option) / NOT APPROVED

Honourable Selina Robinson Date

Attachments:

1. Fraser Highway SkyTrain corridor map

PREPARED BY: APPROVED BY: DATE APPROVED:
Stephen Harrison, Senior Policy Analyst David Curtis, ADM
Community Policy and Legislation Branch Community and Management Services

(778) 698-9368
Kathryn Krishna, Deputy Minister

Page 4 of 5
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Regional Transportation Strategy
TransLink/Province of BC Coordination Meeting

March 28, 2019

/-

translink.ca TRANS/ LINK
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BULLETS
Date: May 12,2019
Prepared For: Kathryn Krishna, Deputy Minister of Municipal Affairs and Housing
Topic: Regional Transportation Strategy Principals Coordinating Committee Preparatory Meeting
Meeting Date: May 13, 2019
Attendees: o Kevin Desmond, CEO, TransLink

e Mike Buda, ED, Mayors’ Council

e Geoff Cross, VP Transportation Planning & Policy, TransLink

e Andrew McCurran, Director Strategic Planning and Policy, TransLink
e (Carol Mason, Chief Administrative Officer, Metro Vancouver

e Neal Carley, General Manager, Planning and Environment, Metro Vancouver

DISCUSSION:

This meeting is to discuss the purpose and format of the Transport 2050 Principals Coordinating
Committee. The draft agenda points for discussion are as follow:

1. Principals Committee Purpose & Scope
a. Decision Milestones

= Kevin Desmond has expressed that it is important to ensure the Committee has
a meaningful purpose and clear mandate.

e MAH Staff comments: Having MSR and PS Ma involved in the discussions
will allow time for them to discuss relevant issues and topics with their
colleagues so that they can bring a broader provincial perspective to the
region.

e Additionally, it will provide a forum for more proactive sensitive
conversations around upcoming difficult discussions pertaining to issues
such as mobility pricing.

» TransLink and MAH staff have discussed that the Committee will have several
useful outcomes:

e [t will valuable to ensure that the provincial objectives are considered
early in the development of the pieces of the RTS. This will ensure that
when TransLink comes back to the Province and Federal governments
with funding or legislative proposals, they will be more likely to be
aligned with provincial objectives.

b. Org Chart

®» TransLink and MAH staff discussed the attached (see Attachment 1)
organization chart on May 10. This version has been revised since discussing
with DM Krishna on May 10th. MAH staff are supportive of the proposed revised
version.
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2. Principals Committee Format & Frequency

¢ TransLink and MAH staff discussed Option 1 on May 10, (as discussed with DM Krishna)
and agreed it is the recommended option.

a. Decision Milestones

o Asdescribed in Option 1, the Principals committee would meet at key decision
milestones, ahead of decisions made by the Mayors’ Council.

b. Terms of Reference

o MAH staff support draft terms of reference, no concerns.

3. Principals Committee Staff Support & Administration
e See Attachment 1 for proposed structure. MAH staff support this proposal.

4. Next Steps
e See Attachment 1 for proposed next steps. No further comment from MAH staff.
Potential Issues that May Arise During the Meeting:
o Extent of representation of TransLink and Metro Vancouver senior official on the
Principles Gathering

o General agreement that the Executive Steering Committee and staff will collaboratively
seek to resolve shared issues of concern prior to escalation to Principles Gathering
members.

o Nature and characterization of the provincial role (linked to Logo below - involved and
support role similar to May 27t invitation materials)

o Sustainable funding framework

= Ona May 10 teleconference, TransLink staff mentioned to MAH staff that they
will be looking for an endorsed sustainable funding framework for future
investment plans.

= This would be an independent but parallel stream (in-between the Phase Three
talks and RTS).

* There are no materials yet on this topic, but it might be modelled on the 2010
MOU between the Province and TransLink on this topic (see Attachment 2).

o Integration with the Regional Growth Strategy

= MAH staffin CMS and LGD have been working closely to ensure that the work on
the RTS and RGS is coordinated to avoid duplication and outcomes that are not
integrated.

=  Metro Vancouver has raised concerns about the overlap. MAH staff are
discussing directly with Metro Vancouver to prevent overlap where possible.

o The appropriate role for Minister Trevena

= MAH and MOTI staff are working closely together to determine preferred level
of participation.
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o Whether all meetings are exclusively in-camera for inter-governmental coordination or
if there a role for occasional public meetings.

= MAH, MOTI and TransLink staff recommend in camera only.

Decision Points
e Confirm name, membership and broad purpose of Committee.
¢ Confirm whether provincial logo will appear on materials (would require funding).

e Timeframe and process for first meeting

PREPARED BY: APPROVED BY: DATE APPROVED:
Jodi Dong, Executive Director David Curtis, EFO & Assistant Deputy Minister
(250) 216-7407 Community and Management Services May 12,2019
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ATTACHMENT 1: (Initial Draft sent May 10 to MAH staff from TransLink staff)

Coordination Between Provincial, TransLink, and Metro Vancouver Principals
DRAFT FOR DISCUSSION | May 10, 2019

PURPOSE

To outline a proposal for establishing better coordination and alignment between the Province,
Metro Vancouver and TransLink on decisions related to regional transportation, land use, and
economic development planning.

BACKGROUND

Successful regions typically feature high degrees of coordination between transportation, land use,
and economic development planning. In the Metro Vancouver region, responsibility for these areas
is shared and overlapping between the Province, Metro Vancouver, and TransLink. Each
organization has recently released or is actively working on related initiatives:

e TransLinkis leading the development of Transport 2050, a new regional transportation
strategy,

e Metro Vancouver will shortly be developing Metro 2050, an updated regional growth
strategy;

e The Province has released or is actively working on several initiatives related to
transportation, land use and economic development including:

o (CleanBC (emissions reduction),
o TogetherBC (poverty reduction),
o Strategies around enabling more affordable housing

o Strategies supporting the Pacific Gateway economy, the creative economy, and the
tech/emerging economy;

o Plans under development for the provincial transportation network and for active
transportation; and

o Legislative and regulatory changes to enable Transportation Network Services and
eventually automated vehicles.

DISCUSSION

With 54% of the Provincial population located in Metro Vancouver and 64% located in the broader
South Coast Region, the functioning and well-being of this region is intimately tied to the
functioning and well-being of the Province. In addition, the Metro Vancouver region, the province
and the world in general are facing a period of rapid technological and economic change over the
next 30 years. Coordinating our respective long-range planning efforts is as important now as ever.

To enable this coordination, a regular gathering of the principals from TransLink, Metro Vancouver,
and the Province is proposed.
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Mandate

The purpose of this regular gathering would be to support greater alignment and coordination
between transportation, land use, and economic development policy in the South Coast Region to
improve livability, prosperity and affordability. The gathering would be an opportunity for the
principals to:

e Provide authentic and informed input on key issues, especially those requiring collective
action but that currently lack consensus on appropriate solutions.

e Provide early input into Transport 2050 proposals as they are under development in
order to better inform subsequent decision-making by the Mayors’ Council and TransLink
Board.

e Eventually provide early input into Metro 2050 proposals as they are under development
in order to better inform subsequent decision-making by the Metro Vancouver Board.

e Build first-hand understanding on the issues, perspectives, and trade-offs so that they are
better equipped to advance proposals with their colleagues within their own organizations.

¢ Build stronger working relationships and trust to minimize potential future
misunderstandings, issues or conflicts.

¢ Enable smoother approval of subsequent proposals (whether for Provincial legislative
change, investment or funding support).

Scope

Key topics for discussion by the Principals could include:

1. Making life more affordable, especially for low-income residents including:

¢ Policies and investments to best ensure an abundant supply of affordable housing in
proximity to frequent transit;

* Expanded transportation discounts (fares, fees, charges) for low-income residents;
e Considering how to most equitably distribute transportation costs and benefits.

2. Providing more transportation choices for people and goods including:
e Developing a future regional network concept for roads and transit;

e Enabling better and more seamless transit connections, including fare integration
opportunities and expanded regional passenger rail across the South Coast region;

¢ Ensuring that cross-border high-speed rail planning supports ambitions for
expanded freight rail and regional passenger rail capacity within the South Coast
region;

e Ensuring long-term sustainable funding for needed regional investments.
3. Making travel safer and more reliable including:

e Ensuring that private Transportation Network Services, automated vehicle fleets,
and other new mobility options are regulated in ways that advance the public
interest and mitigate negative impacts, including congestion;
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e Tackling congestion with a meaningful approach to decongestion charging;

e Smart city and digital transformation initiatives (e.g. dynamic road network
management, Mobility-as-a-Service) and associated data governance issues

¢ How to meaningfully advance a Vision Zero agenda.
4. Securing jobs and food for future generations including:

e Policies and investments to protect and enhance agricultural land and industrial
lands.

e Policies to ensure a “just transition” for the workers whose jobs will be disrupted by
the spread of automation, in commercial transportation and other sectors.

5. Mitigating and adapting to climate change including:

e Policies and investments to advance the CleanBC emissions targets in buildings and
passenger and freight transportation;

e Approach to land use and investment decisions in areas most vulnerable to flooding
and sea-level rise;

e Funding strategy to transition Province and region away from fuel-sales tax

revenues.

Staff Support

Senior Executives would meet in advance of each Principals’ gathering to set the agenda, discuss
key issues, and make recommendations for consideration in advance by the Principals. These pre-
briefings would allow the Principals to focus their time on meaningful discussion rather than on
listening to staff presentations.

Senior Executives would take input from each gathering of the Principals to their respective
decision-making bodies in order to inform their deliberations.

In addition, Provincial and Metro Vancouver staff would be invited to participate at various levels of
existing Transport 2050 management committees. A proposed organization structure is shown in
Attachment 1.

Next Steps

A first meeting of the Principals is proposed for June 2019 with the following agenda:

1. Timeline:

a. Key milestones for Transport 2050, Metro 2050, key Provincial initiatives
2. Scope:

a. Key topics and issues of interest to the Principals
3. Structure:

a. Proposed Terms of Reference

b. Meeting Format & Frequency
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ATTACHMENT 1: Transport 2050 - Proposed Organization Structure

Metro Vancouver
Regional Planning

A able Housing
Air Quality & Clima

RTS Project Organization

Mayors’ Council / TransLink Board
RTS

Regional Agency
Advisory

Stakeholder
Advisory Group

Public
Advisory Group

RTS Executive Steering Cttee
TL: VP Planning (C CFC

RTS Project Management Team
TL: Dire SPP (Project Director)
SPD / RTS Project Manager
nent, Mgr Mar|
rity Project &

Public Affairs WG
TL Mgr Comms {Chair)
Work Stream Leads

Strategy Dev WG
TL Mgr Policy {Chair)
Work Stream Leads

RTS Technical Work Streams
(40 distinct streams)
L Project Manager
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ATTACHMENT 2

MEMORANDUM OF UNDERSTANDING
BEWEEN THE PROVINCE AND
THE MAYORS’ COUNCIL ON REGIONAL TRANSPORTATION

A.  The Province of British Columbia and municipal governments in the Metro Vancouver
area are committed to developing a long term strategy for promoting “Livable Cities” in the
region that are designed for sustainable growth and British Columbians’ needs in the 21st
Century; And

B.  “Livable Cities” will require new and innovative policies that integrate a wide variety
of federal, provincial, regional and local initiatives and policies that ensure the achievement of
this overall goal;

And
C. Efficient, affordable, carbon smart transportation infrastructure and services are an
integral part of a “livable city” strategy that aspires to help plan for as well as shape
population growth in new ways that create cleaner, safer, healthier communities and the
efficient movement of people, goods and services; And
D.  The combined resources of senior governments together with that of Metro
Vancouver’s 21 municipalities are required to sustain and support the development of a
transportation system that efficiently integrates the movement of people and goods across the
entire region. This will be done at the lowest cost possible for taxpayers within a
comprehensive network that will:

. Support environmentally sustainable cities with healthy populations and growing
economies.
. Provide a gateway for international commerce for Canada.
° Foster lower carbon emissions, better air quality, reduced traffic congestion, and
more convenient travel options.
. Encourage relatively lower housing costs, more affordable housing, and new
municipal infrastructure and services; And
E. The Province, the Mayors’ Council, and TransLink wish to work together to achieve the
following goals represented in the transportation plans of the Province and TransLink, and the
goals of the proposed Metro Vancouver “Livable Region Strategy™ all of which have been
broadly embraced by the public, stakeholders, and governments:
. Provide efficient, reliable, carbon reduced transit that contributes to the majority
of trips made by public transit, walking, and biking; all allowing and encouraging
people to reduce dependence on their vehicles, especially single occupancy trips, and
offering healthy lifestyle choices.
. Aggressively reduce GHG emissions and air contaminants from transportation to
assist the province and municipalities in meeting their GHG and clean air targets.
. Support population and employment density near transit hubs and along transit
corridors, so the majority of jobs and housing are located along a frequent transit
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network, a network that needs to expand to accommodate existing needs/priorities and
to shape sustainable future growth.

. Promote vibrant neighbourhoods and communities that are more responsive to
modern needs, including new demands for affordable housing, appropriate health
services, as well as “green” residential and commercial development.

Provide safe, secure, accessible and affordable travel for the region’s population;
Facilitate economic growth, productivity gains, and international trade through the
efficient and effective management of the transportation network.

. Ensure that operating costs will be controlled by making use of existing

administration and/or infrastructure systems in support of new revenue sources

whenever possible rather than developing new ones; And
F. TransLink requires access to sufficient and stable long-term funding, for both capital
and operating requirements, to help achieve these goals and change behaviours which will
help shape transportation choices in the future.

NOW THEREFORE, the parties set out in this memorandum agree:

1. To work together in a cooperative and collaborative way to address the goals of “Livable
Cities”, including the development of a long term, sustainable funding strategy that
maximizes TransLink’s available revenue sources and invites open and ongoing dialogue
between the parties on potential new funding solutions.

2. That transportation planning is a key component of successful livable cities and should
include principles as listed below:

a. Investments in transit should be appropriate to support higher population densities
that are designed to best utilize land at the lowest cost possible for taxpayers and the
environment.

b. Transportation planning should be an integral component of community planning.
¢. Communities should be developed to encourage alternatives to vehicle traffic,
with direct emphasis on pedestrian, cycling and transit.

d. Transit investments must be justified through a comprehensive business case
which considers all factors including; ridership, expenses and revenue sources to
name a few.

e. Transportation Demand Management principles should be developed that will
assist in the achievement of the overall transportation goals.

f.  Transit and road and bridge improvements need to be coordinated and
implemented in a timely and expedited fashion to support the success of TransLink’s
2040, the Provincial Transit Pacific Gateway and other Provincial plans that will help
stimulate growth and job creation.

3. To recognize that any strategy for livable cities with a viable long-term transportation

plan will anticipate open dialogue on transportation funding sources that may include, but
not be limited to, the items listed below:
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7.

8.

a. Funding sources included in current and future legislative authority.

b. Reallocation of existing revenue sources.

c. Potential new and innovative revenue sources that will shape transportation
choices in favour of transit, cycling and walking, as well as greenhouse gas emission
reductions.

d. A means of capturing some of the increase in land value created by the provision
of

rapid transit along the region’s strategic corridors.

e. Other revenue generating activities that take advantage of the market created by
transit users.

f. Efficient and effective use of “Smart Card” technology to increase ridership
beyond peak periods, improve efficiencies (reduce operating costs and increase the
productivity of the transit fleets), reduce fare evasion and in general, generate greater
fare revenue (user pay).

To recognize that BC has a significant comparative advantage in generating clean and
green renewable electricity that could be used to reduce the carbon footprint of the
transportation sector in the region.

To continue to engage the Federal Government in ongoing discussions on funding
support, including future capital contributions for new transit and transportation
infrastructure and/or the potential reallocation of existing funding (i.e. federal fuel tax).

To review existing regulatory and policy frameworks to enhance the achievement of
provincial, regional or local transportation goals as listed below:

a. Joint review of planning and engineering of municipal and provincial arterial
roads to ensure safety and efficiency in operations.

b. Review of procurement practices related to transit and road and bridge projects to
ensure transparency, value and appropriate structure.

c. Review of contracting process to ensure innovation in contracting methods
including components of financing, design and standardized contract language.

d. Efficient methods of obtaining appropriate zoning on publicly owned holdings to
maximize benefits and minimize taxpayer or user costs.

To review best practices from other jurisdictions and seek expert advice to help develop a
“Made in BC” solution.

To leverage existing processes including the Steering Committee, Joint Technical
Committee and any other appropriate new mechanisms to ensure follow-up to this MOU.
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To consult with a wide and diverse list of public and private stakeholders in order to ensure
maximum acceptance of the outcome of the deliberations undertaken by the parties under this
MOU.
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