
STAFF 
REPORT 

TO: Council MEETING DATE: May 8, 2018 

FROM: Lesley-Ann Staats, Director of Planning FILE NO: 5040-10-08-03 
Dave Douglas, Director of Finance 

SUBJECT: Affordable Housing Options for Franklin Road/Harmony Lane Site 

RECOMMENDATIONS 

1. THAT the report titled Affordable Housing Options for Franklin Road/Harmony Lane 
Site be received; 

2. AND THAT Council authorizes the Town of Gibsons entering into a 99-year lease with 
the Sunshine Coast Affordable Housing Society (SCAHS) for the purpose of leasing 
the Franklin Road/Harmony Lane lot to the SCANS subject to the following 
conditions: 

a. The SCAHS is required to build a single-family dwelling with a secondary suite 
and a garden suite on the property; 

b. The SCAHS is required to rent the single-family dwelling and secondary suite at 
approximately 25% below market-value; 

c. A reverter clause, as determined by a legal counsel, be applied to the land to 
ensure that the property is used for affordable housing purposes only and that 
in the event the property is not used for affordable housing purposes, all right, 
title, and interest in the property reverts to the Town; 

3. AND THAT Council authorizes a contribution of $50,000 from the Affordable Housing 
Reserve Fund to the Sunshine Coast Affordable Housing Society to further support 
the project for servicing the lot or contributions towards construction fees; 

4. AND FURTHER THAT the Affordable Housing and Community Amenities Policy 3.14 
be updated to include details on: 

a. use of funds in the Affordable Housing Reserve Funds; 

b. disposition of land for affordable housing; and 

c. fair affordable housing and community amenity contributions. 
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BACKGROUND / PURPOSE 

Current Affordable Housing Projects 

The Town of Gibsons is currently working on three affordable housing initiatives: 

1. In partnership with the Sunshine Coast Affordable Housing Society (SCANS), a concept 
plan has been developed for a 40-unit mixed-market rental housing development at the 
end of Shaw Road and bordered by Stewart Road, referred to as the Charm an Creek site. 
A "world café" style meeting was held on February 1, 2018, to hear from neighbours and 
community members. SCAHS will submit a grant application in May to Canada Mortgage 
and Housing Corporation (CMHC) to fund the project. Upon receipt of funding, next steps 
include rezoning and subdivision and finalizing the design. 

The SCAHS aims to function as a Community Land Trust for the purpose of stewarding 
affordable housing on the Sunshine Coast. As noted in the attached letter, the SCAHS 
intends to function as a democratically controlled, non-profit vehicle for acquiring land 
assets before real estate costs escalate further, holding the assets in trust for the benefit 
of the community, and leveraging the assets to support the development of new 
affordable housing. 

2. In partnership with BC Housing, an application to the Surplus Federal Real Property for 
Homelessness Initiative (SFRPHI) is intended to be submitted this month for the purpose 
of acquiring 739/749 School Road (known as the former RCMP site) as Town property to 
provide transitional and supportive housing. Should the site be transferred to Town 
ownership, rezoning may be required. 

3. Finally, Council provided direction to close road ends to develop residential parcels, and 
specifically selected the Franklin Road/Harmony Lane site as a pilot project to develop 
two affordable housing units in partnership with the SCANS. 

On November 7, 2017, Council adopted Resolution R2017-267 as follows: 

Franklin Road Affordable Housing project 

THAT the Franklin Road/Harmony Lane location be selected as the preferred 
site for a pilot small scale Affordable Housing project for two affordable 
housing units in partnership with the Sunshine Coast Affordable Housing 
Society; 

AND THAT staff work with the Sunshine Coast Affordable Housing Society on 
architectural plans; an information meeting for the neighbourhood; and an 
outline of a partnership agreement between the Society and the Town; 

AND FURTHER THAT staff proceed with the next steps of the road closure 
process to create residential parcels for the unused road dedications located 
at: 

• Franklin Road/Harmony Lane 
• Beach Avenue / Glen Road 
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• Bals Lane / Sea view Road 
• Glass ford Road / Gower Point Road 

Staff have been working with the Sunshine Coast Affordable Housing Society to develop housing 
options for the Franklin Road/Harmony Lane site. After a housing option and partnership 
agreement is finalized, an information meeting for the neighbourhood will be held. 

The purpose of this report is to obtain direction from Council on a housing option for the Franklin 
Road/Harmony Lane site. 

SUMMARY 

This report provides Council with four scenarios presented by the Sunshine Coast Affordable 
Housing Society to develop affordable housing on the proposed Franklin Road/Harmony Lane 
lot. Staff is recommending supporting an altered version of Scenario 2, which is to lease the 
land for a 99-year term to the SCAHS and contribute $50,000 towards the development of a 
single family dwelling with a secondary suite and a garden suite. 

DISCUSSION 

The Town received a letter on March 16, 2018, from the Sunshine Coast Affordable Housing 
Society (SCAHS), enclosed as Attachment A, outlining four housing scenarios for Council's 
consideration, summarized below: 

• Scenario 1 proposes one house and one garden suite on the lot, providing affordable 
housing for two families and requesting a Town contribution of $200,000 and a serviced 
donated lot. 

• Scenario 2 proposes one house with a secondary suite and a garden suite, providing 
affordable housing for two families and market rental for one family and requesting a 
Town contribution of $50,000 and a serviced donated lot. 

o Scenario 3 proposes a five-unit apartment building and requesting a Town contribution 
of $40,000 and a serviced donated lot. 

• Scenario 4 proposes one house and a garden suite providing affordable housing for two 
families and requesting no cash contribution from the Town and a serviced, donated lot. 

In each of the scenarios, the SCANS is asking the Town to donate a serviced lot, which would 
provide the SCANS with freehold ownership of the asset and therefore, long-term stability. The 
freehold asset could be leveraged for future financing to support new development of non-market 
units. Table 1 on the following page summarizes SCAHS's four scenarios (in white) with a staff 
analysis (in grey). 
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Table 1: Summary of housing scenarios from SCAHS (white) with staff analysis (grey) 

Scenario 1 

2 houses (one single 

family dwell' ing and 

one garden suite) 

Scenario 2 

2 houses (one dwelling 

with secondary suite 

and one garden suite) 

Scenario 3 

1 apartment building 

with 5 units 

Scenario 4 

two houses (single 

family dwelling and 

garden suite) 

Proposal 

land serviced 603 m2  lot serviced 751 m2  lot serviced 751 m2  lot serviced 751 m2  lot 

$ requested $200,000 $50,000 $40,000 $0 
estimated land value $489,000 $530,000 $530,000 $530,000 

lot servicing fees $16,670 $16,670 $20,000 $16,670 

DCC fees $0  $O $o $O 
estimated Legal fees $O $o $O $0 
# Housing units 2 3 5 2 

# Affordable Housing 

units 
2 2 5 2 

total cost to Town 

(including tot) 
$705,670 $596,670 $590,000 $546,670 

cost to build $465,465 $621,096 $808,563 $317,567 

AHRF balance $315,760 $315,760 $315,760 $315,760 

AHRF balance after 

scenario deductions 
$99,090 $249,090 $255,760 $299,090 

Pros provides 2 AH units 

Provides most number 

of dwelling units (5), 

OCP supports higher 

density 

Least expensive per AH 

unit 

Cons 

Most expensive 

option, high cost and 

lose asset for 2 AH 

units 

lose asset for 2 AH 

units 

Rezoning required, 

spot zone not ideal, 

lose asset 

Will not fit in with 

neighbourhood, lose 

asset 

Staff reviewed the 2017 land assessments for neighbouring lots to determine an estimated 
value for the proposed lot: 

• 764, 760, 756, 752, 748, 
740, 730, 762, 722, 718, 
and 716 on Franklin Road 
are all approximately 603 
m2  and the land is 
assessed at $489,000 
each. 

• 736 Franklin Road is752 m2  
and the land is assessed at 
$536,000 

• 768 Franklin Road is 1002 
m2  and the land is 
assessed at $618,000 

Figure 1: subject area where Harmony Lane meets Franklin Road 



Staff Report to Council - May 8, 2018 

Affordable Housing Options for Franklin Road/Harmony Lane Site Page 5 of 11 

Based on the above data, staff considers it is reasonable to assume that a 750 m2  lot would be 
assessed at approximately $530,000. (Note: this is not market value.) 

Partnership Models 

Although the SCAHS's preference is a land donation, staff explored a partnership model of 
leasing the land as well. The SCANS provided a letter to staff, outlining the different partnership 
models (Attachment B). The analysis below explores the pros and cons of a land donation vs. a 
lease agreement. 

Donation: The primary benefit of donating the land is to the SCAHS, which receives the land 
asset. Owning the land provides the SCAHS with the stability of tenure and 
security for long-term planning as a local Community Land Trust. The asset could 
be used to leverage financial lending to support new development of non-market 
units. Further, this would be the first donation to the Sunshine Coast's community 
land trust for affordable housing. 

The disadvantage to the Town would be releasing the asset, with a land value 
assessed at approximately $530,000, which could alternatively be sold or 
appreciate over time. Further, there is no security for the Town if the SCANS were 
to dissolve and sell the land. 

Lease: The primary benefit in leasing the land is that it provides the SCHAS with land to 
build housing on while keeping the asset within the Town. The longer the term of 
the lease equates to security for the SCAHS's investment. Leasing is a more 
common practice and is recommended by BC Housing. 

The disadvantage in leasing is that the Town would retain some liability on the land 
and the SCAHS may not be able to use the property for more leverage to further 
build the Community Land Trust. The Town may need to approve a mortgage on 
the property on behalf of the SCANS, depending on the financial lender for 
constructing affordable housing. 

Staff recommends leasing the lot for a 99-year term to provide the SCAHS with 
substantial security. Staff further recommends that a reverter clause, as 
determined by a legal counsel, be applied to the land to ensure that the property is 
used for affordable housing purposes only and that in the event the property is not 
used for affordable housing purposes, all right, title and interest in the property 
reverts to the Town. 
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Additional pros and cons include the following: 

Pros Cons 

Supports local SCAHS which has dedicated 
years of volunteer work to this initiative 

The SCANS is newly formed society and 
does not yet have a history of developing 
lots 

Diversifies the Town's housing initiatives to 
include a high-density mixed-market 
apartment proposal (Charman Lands), 
transitional and supportive housing (RCMP 
site) and low density, single-detached mixed-
market housing (Franklin Road site) 

A land donation to a newly formed society is 
a high risk, whereas a long-term lease 
provides security to both partners (the Town 
and the SCAHS). 

Supporting affordable housing initiatives is 
aligned with Council's Strategic Plan 

Alternative Options 

Of the four scenarios presented, Council may choose to alter them in the following ways: 

1. Increase or decrease the cash contribution requested for each Scenario. 
2. Consider an alternate partnership model such as leasing instead of donating the land. 

COMMUNICATION 

As per Council Resolution R2017-267 on page 2 of this report, an information meeting will be held 
to communicate plans with the neighbours after Council directs staff on an option. 

POLICY / PLAN IMPLICATIONS 

Strategic Plan Implications 

Council's 2016-2018 Strategic Plan includes "Collaborating on affordable housing initiatives" 
under a Community Development priority. The SCAHS's proposal provides collaborative options 
for constructing between 2-5 affordable housing dwelling units in the immediate future. 

Financial Plan Implications 

The current balance in the Affordable Housing Reserve Fund is approximately $315,760. This 
initiative could be funded from the Affordable Housing Reserve Fund. 

Fees include lot servicing, a land survey, developing information meeting materials, building 
permit and development permit fees, legal fees and Development Cost Charges. 

Servicing the lot with water, storm, and sewer connections will cost at least $16,670. 

A survey, information meeting materials, development permit and building permit fees, and legal 
fees including the registration of a S.219 Covenant are estimated at $15,000. 
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DCC's for a single-family dwelling is approximately $18,000 and DCC's for a Garden Suite is an 
additional $6,000. DCC's would increase for a five-unit apartment building (Scenario 3). 

Some municipalities can waive permit fees and DCC's for projects that provide affordable 
housing services. Some municipalities have the ability to waive these costs outright; others, like 
the Town of Gibsons, may allocate funds from affordable housing reserve funds to offset these 
fees or help with other costs including construction. 

Partnering with a local non-profit organization can play an important role in overcoming 
NIMBYism to affordable housing and are a valuable resource for a capital contribution. These 
organizations are knowledgeable about the community and often act as the operating arm and 
are willing manage the affordable housing on an ongoing basis. 

Of the five road-ends identified for affordable housing, staff considers that the Franklin 
Road/Harmony Lane site holds the highest assessed value. Donating this asset or any of the 
other sites outright may not be in the Town's best interest as the Town may lose control in how 
the lands are to be best used. If the Town retains ownership the Town will always have control 
of the use and benefits of the lands. 

In the research that staff has done, the most common form of land tenure to a society is by way 
of leasing the property in a long-term lease. This form of land use transfer allows for the Society 
to obtain financing and long-term control for the purposes of affordable housing while the Town 
continues to own the lands. 

Thus, in order to maintain the Town asset while supporting affordable housing initiatives, staff 
recommends that the Town of Gibsons enter into a 99-year lease with the Sunshine Coast 
Affordable Housing Society for the purpose of leasing the Franklin Road/Harmony Lane lot to 
the SCANS subject to the following conditions: 

a. The SCANS is required to build a single-family dwelling with a secondary suite 
and a garden suite on the property; 

b. The SCANS is required to rent the single-family dwelling and secondary suite at 
approximately 25% below market-value. 

Staff further recommends that the Town provides a contribution of $50,000 from the Affordable 
Housing Reserve Fund to the Sunshine Coast Affordable Housing Society to further support the 
project for servicing the lot or contributions towards construction fees. This recommendation 
supports an amended version of proposed Scenario 2. 

Affordable Housing and Community Amenities Policy 3.14 

Council's Affordable Housing and Community Amenities Policy 3.14 (Attachment C) was 
prepared for the purpose of guiding negotiations with developers on affordable housing and 
community amenity contributions as part of the rezoning process. The policy provides definitions 
and guidance on community amenities and affordable housing and guides Council to use funds 
in the Affordable Housing Reserve Fund within five years of receipt. The policy outlines eligible 
requests for use of funds as follows: 
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• project development funding, for example for expert reports following a satisfactory 
feasibility analysis 

• contribution to off-set Development Cost Charges and/or development application fees 
• contribution for required off-site works under the Subdivision Bylaw and/or 

administration charges for a Servicing Agreement 
• contribution to facilitate securing funds from other sources 
• contribution for cost of construction or the purchase of land 
• contribution to facilitate the operation of a homeless shelter 

The request for a cash contribution from the SCAHS to off-set DCC fees/ development 
application fees/ off-site works (servicing)/ cost of construction is consistent with Policy 3.14. 

Policy 3.14 provides high-level guidance for staff, developers, and Council; however, for a 
consistent and fair approach in responding to requests to use funds in the Affordable Housing 
Reserve Fund and in negotiations with developers, staff recommends that Policy 3.14 be 
updated to include details on the use of funds in the reserve, how the disposition of land would 
be supported, and developing an approach for fair affordable housing and community amenity 
contributions. To ensure that new development contributes a fair share to community 
infrastructure, community amenities, and affordable housing, and to ensure a fair approach in 
negotiations, the policy update may include a formula for calculating fair contributions. 

Town of Gibsons Affordable Housing Reserve Fund Bylaw No. 1069, 2007 

The Town's Affordable Housing Reserve Fund Bylaw No. 1069, 2007 was created for the 
purpose of establishing the Affordable Housing Reserve Fund. It outlines a requirement to 
collect contributions through Zoning Bylaw No. 1065, and defines how the funds can be used: 

Monies in the Affordable Housing Reserve Fund shall be used for enabling, 
facilitating, subsidizing, or supporting affordable housing in the Town of Gibsons 
and shall include, but not be limited to, land acquisition, the construction, 
purchase, or relocation of dwelling units, debt repayments associated with 
borrowing for the purpose of providing affordable housing, and the 
establishment, operation, and funding of partnerships, societies, commissions, 
or municipal-owned corporations for the purpose of providing, maintaining, or 
otherwise managing affordable housing. 

The request for a cash contribution from the SCAHS is consistent with Bylaw 1069 requirements 
as it supports the construction of affordable housing and funds a partnership. 

Official Community Plan 

The Official Community Plan includes the following policies which this project supports: 

8.5.11 Recognise the fundamental importance of a secure home for physical and mental well-
being and support the provision of affordable and attainable housing (see "affordable 
housing policies" in Housing section.) 

9.4.5 Ensure that affordable housing units or complexes are integrated in the community and 
not segregated or concentrated in specific areas. 
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9.4.6 (in part) Support initiatives which help provide affordable housing in the community, 
including: 

• Lands acquired by the Town may be conveyed to a registered non-profit for the 
purpose of affordable housing. 

• Facilitate the development of affordable housing through considering actions such 
as fast-tracking the development process, waiving development cost charges, 
leasing or contributing land, reduced parking requirements for developments with 
an affordable component etc. 

• Continue to develop partnerships for the establishment of new affordable housing 
and protection of existing affordable housing in the Town of Gibsons. 

• Work with other Sunshine Coast local governments, as well as Provincial and 
Federal Governments to address affordable housing regionally. 

NEXT STEPS 

The next steps in the process include: 

• Finalizing legal and partnership agreements with SCANS 
• Hosting an information meeting 
• Surveying and registering the lot 
• Submitting applications for a Development Permit (for the Garden Suite) and Building 

Permits 

OPTIONS / ALTERNATIVE RECOMMENDATIONS 

The following options are provided for Council's consideration: 

Option 1: This is staff's recommended option and is on Page 1 of this report: 

THAT the Town leases the Franklin Road/Harmony Lane lot to the Sunshine Coast 
Affordable Housing Society, under an agreement that SCAHS will construct a 
single-family dwelling with a secondary suite and a garden suite on the land. In this 
option the Town would contribute $50,000 to the project, which could be used for 
lot servicing or a contribution to construction fees. 

Option 2: 

Option 3: 

THAT the Town donates an unserviced lot at Franklin Road/Harmony Lane to the 
Sunshine Coast Affordable Housing Society, under an agreement that SCAHS will 
construct a single-family dwelling with a secondary suite and a garden suite on the 
land. In this option, the Town would not provide a cash contribution. 

THAT the Town leases an unserviced lot at Franklin Road/Harmony Lane to the 
Sunshine Coast Affordable Housing Society, under an agreement that SCAHS will 
construct a single-family dwelling with a secondary suite and a garden suite on the 
land. In this option, the Town would not provide a cash contribution. 
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Option 4: 

Option 5: 

Option 6: 

Option 7: 

Option 8: 

Option 9: 

Option 10: 

(Scenario 1) THAT the Town donates a serviced lot at Franklin Road/Harmony 
Lane to the Sunshine Coast Affordable Housing Society, under an agreement that 
SCAHS will construct a single-family dwelling and a garden suite on the land. In 
this option, the Town would pay to service the lot and contribute $200,000 to the 
construction of the residences. 

THAT the Town leases a serviced lot at Franklin Road/Harmony Lane to the 
Sunshine Coast Affordable Housing Society, under an agreement that SCAHS will 
construct a single-family dwelling and a garden suite on the land. In this option, the 
Town would pay to service the lot and contribute $200,000 to the construction of 
the residences. 

(Scenario 2) THAT the Town donates a serviced lot at Franklin Road/Harmony lot 
to the Sunshine Coast Affordable Housing Society, under an agreement that 
SCAHS will construct a single-family dwelling with a secondary suite and a garden 
suite on the land. In this option, the Town would pay to service the lot and 
contribute $50,000 to the construction of the residences. 

(Scenario 3) THAT the Town donates a serviced lot at Franklin Road/Harmony lot 
to the Sunshine Coast Affordable Housing Society, under an agreement that 
SCAHS will construct a five-unit affordable apartment building. In this option, the 
Town would pay to service the lot and contribute $40,000 to the construction of the 
residences. 

THAT the Town leases a serviced lot at Franklin Road/Harmony lot to the 
Sunshine Coast Affordable Housing Society, under an agreement that SCAHS will 
construct a five-unit affordable apartment building. In this option, the Town would 
pay to service the lot and contribute $40,000 to the construction of the residences. 

(Scenario 4) THAT the Town donates a serviced lot at Franklin Road/Harmony lot 
to the Sunshine Coast Affordable Housing Society, under an agreement that 
SCANS will construct a single-family dwelling and a garden suite on the land. In 
this option, the Town would pay to service the lot and not contribute to the 
construction of the residences. 

THAT the Town leases a serviced lot at Franklin Road/Harmony lot to the 
Sunshine Coast Affordable Housing Society, under an agreement that SCAHS will 
construct a single-family dwelling and a garden suite on the land. In this option, 
the Town would pay to service the lot and not contribute to the construction of the 
residences. 

Option 11: Alternatively, Council may choose to donate another less valuable lot: 

THAT Council donates the Beach Avenue/Glen Road lot or BaIs 
Lane/Seaview Road lot to the Sunshine Coast Affordable Housing Society 
for the purpose of providing two below-market rental units. 
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Chief Administrative Officer 
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Respectfully Submitted, 

Les nn Staats, MCIP, RPP 

Director of Planning 

Director of Finance 

CHIEF ADMINISTRATIVE OFFICER'S COMMENTS: 

I have reviewed the report and support the recommendation(s). 

Attachments 

• Attachment A — SCANS letter dated March 16, 2018 
• Attachment B — SCAHS letter dated April 20, 2018 
• Attachment C — Affordable Housing and Community Amenity Policy 3.14 



ATTACHMENT A 

March 16, 2018 

Sunshine Coast Affordable Housing Society 
734 Trickle Court 
Gibsons, BC, VON 1V9 

Attention: Mayor and Council, Town of Gibsons. 

RE: Affordable Housing Options for Franklin Road Site (Town of Gibsons Road 
Dedication) 

Dear Mayor and Council, 

Thank you for the opportunity to summarize options identified by the Sunshine 
Coast Affordable Housing Society to develop affordable rental housing on the 
potential parcel held by the Town of Gibsons on Franklin Road (existing road 
dedication). It is the Society's hope that at least one of these options will be 
supported by the Town allowing us to move forward in partnership to develop 
much needed affordable rental housing in the immediate future. 

Who are we?  
The Sunshine Coast Affordable Housing Society (SCAHS) was incorporated in 
October 2015 as a successor to the Sunshine Coast Housing Committee, a cross-
sectoral group funded from January 2013 to December 2015 by the District of 
Sechelt, Town of Gibsons and Sunshine Coast Regional District. Our Society is 
governed by a volunteer Board of Directors made up of local residents with 
experience and interest in housing. Our part-time Executive Director, Matt 
Thomson, is a professional housing planner and consultant and has made key 
contributions to numerous affordable housing initiatives on the Sunshine Coast over 
the past eight years. 

Our Society's Mission is to be a leader and valued community partner in providing 
Sunshine Coast residents with affordable, adequate homes as a cornerstone of 
strong communities. Our Vision is to remove housing affordability as a barrier to 
quality of life on the Sunshine Coast by nurturing new models that redefine housing. 

While a number of housing providers serve specific populations (e.g. individuals 
with developmental disabilities, seniors, women fleeing violence, etc.), no current 
provider serves the broad range of Sunshine Coast households experiencing 
difficulty finding and maintaining affordable rental and owned housing. That's 
where we come in: our housing priority is often termed 'workforce rental' or low-
end of market rental' and is intended to serve working households and independent 
seniors living on a fixed income that cannot afford market rental rates without 
paying more than 30% of their income toward housing costs, but who earn enough 
to remain ineligible for any form of government subsidy or support. 
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Our Society aims to function as a Community Land Trust: a democratically 
controlled, non-profit vehicle for acquiring land assets before real estate costs 
escalate further, holding these assets in trust for the benefit of the community, and 
leveraging these assets to support the development new affordable housing. The 
development of a Community Land Trust was one of the recommendations of the 
Sunshine Coast Affordable Housing Study (July 2006). 

More information about the Sunshine Coast Affordable Housing Society and our 
current projects is available at www.affordablesc.org. 

Franklin Road Project History 

• In 2016, Town of Gibsons staff identified 5 undeveloped road dedications in 
Lower Gibsons that could potentially be developed for affordable housing 
purposes. 

• The property at Franklin Road and Harmony Lane was identified as the most 
suitable for development given topography, ease of servicing and 
development, etc. 

• The SCAHS Board of Directors undertook a feasibility assessment of small-
scale (2-5 unit) development options for this site. This work has been 
completed thanks to our Board's significant investment of time and volunteer 
resources and with the assistance of a $4,000 grant from the Town of 
Gibsons. 

• Preliminary results of this assessment were presented to Town of Gibsons 
Committee of the Whole on February 6, 2017. 

• This letter report represents the completed feasibility assessment and 
includes further details on zoning, land parcel creation, ownership options 
and additional development scenarios. 



ATTACHMENT A 

Options for Creation and Ownership of a Legal Parcel on Franklin Road 

As the site currently exists as a road dedication belonging to the Town of Gibsons, 
any development would first require creating of a legal parcel. The existing road 
dedication fronts onto Franklin Road and Harmony Lane and currently contains a 
paved driveway that the adjacent property on the west side has constructed for 
their own use, a public laneway connecting Franklin Road to Harmony Lane, and a 
stormwater ditch on the east side of the laneway and running parallel to the side 
property line of the adjacent property immediately east of the site. 

Following a site meeting with Town of Gibsons staff, it was confirmed that a parcel 
could be created that spans the full distance between adjacent parcels (748 and 740 
Franklin Road) provided that a 3-4m Statutory Right of Way (SRW) was maintained 
on the east side of the property allowing public access to Harmony Lane. An 
easement would also be formalized to allow the property to the west of the site to 
retain access to the existing paved parking space. The result would be a parcel 
measuring approximately 788 square meters in area which, under the current R2 
zoning in place for the surrounding neighbourhood, would allow for the 
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ATTACHMENT A 

construction of a single family residence with secondary suite plus a detached 
garden suite - a total of 3 potential units - while maintaining all existing accesses to 
the laneway and neighbour's parking. 

In order for the SCAHS to move forward with a development project at this site, we 
would be looking to the Town of Gibsons to create the legal parcel and make it 
available to the Society. Preferably the parcel would be provided to the Society in a 
development-ready state (i.e. with service connections available and provided to the 
lot line at the Town's expense), however it is also possible for the Town to provide 
an unserviced parcel to the Society and let the Society bear the cost of bringing 
services to the lot line. It should be noted that the financials analysis for each of the 
development scenarios presented below is based on the assumption that a serviced 
parcel is provided to the Society (i.e. no costs have been included to bring services to 
the lot line). 
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Land Ownership  
There are two potential options for how the parcel could be made available to 
SCAHS: 

Option 1 (preferred) - Transfer Ownership to SCAHS: Under this scenario the Town 
would transfer ownership of the parcel (with or without services to the lot line) to 
the SCAHS for a token fee and for the purposes of developing and providing 
affordable rental housing at this site. As a measure of security, SCAHS would 
agree to defining terms whereby ownership over the parcel would return to 
the Town of Gibsons should SCAHS fail to complete the affordable housing 
development within a reasonable period of time. 

Pros: 
Provides SCAHS with a tangible asset to be held in trust on behalf of the 
community and for the purpose of affordable housing (i.e. first asset of the 
Community Land Trust 

- Ensures parcel will be held in trust for the benefit of the community and not 
sold at current market rates (i.e. would remain available for affordable 
housing over the long term) 

- Removes the Town from having any liability related to the site 
Allows SCAHS to secure more favourable financing terms thereby helping to 
keep rental costs low 

- Simplest legal arrangement (SCAHS owns land and improvements) 

Cons: 
- Town would be releasing an asset that could be sold or appreciate over time 

(i.e. divest themselves of a potential long term investment or source of 
immediate revenues if sold on the open real estate market) 

Option 2 - Long Term Lease Agreement with SCAHS: Under this scenario the Town 
would enter into a long term lease agreement with SCAHS (e.g. 60 - 99 years) for a 
token lease fee and for the purposes of developing and providing affordable rental 
housing at this site. 

Pros: 
- Town would retain ownership of the land asset 

Cons: 
- More complex legal arrangement (i.e. Town owns land but SCAHS owns 

improvements) 
- Town may retain some legal liability over the site 
- Some ongoing administrative requirements for the Town as "landlord" 
- Does not support long term development of the Community Land Trust 

Less favourable financing terms available for SCAHS under lease agreement 



ATTACHMENT A 

Affordable Rental Development Options 

Four potential development scenarios have been identified. Each option is 
presented below along with a brief summary of its financial feasibility. The first 
development scenario was presented to the Town of Gibsons' Committee of the 
Whole on February 6, 2017. A fifth option involving Nomad micro-cubes was also 
explored but was not considered cost effective or suitable for inclusion in the report. 
All development scenarios assume that the land is made available to the SCAHS at 
no cost and with services provided to the lot line. 

Development Scenario #1: Two Click Modular Homes 

Under this scenario, two Click modular homes would be installed on the site: one 
small 2-bedroom unit and a 1-bedroom unit as a detached garden suite. Rents 
would be intended to come in significantly below current market offerings. Based 
on a rental market survey conducted in Fall 2017, rents would be set as follows: 

• 1-bedroom ($800) comes in at 40% below market rates 
• 2-bedroom ($1200) comes in at less than 20% below market rates 

This scenario has the benefit of utilizing a pre-built structure thereby reducing the 
risk of cost over-runs as building estimates can be developed with a higher degree 
of accuracy. Conversely, the use of a pre-built structure may limit opportunities to 
incorporate innovative construction and energy efficiency practices to some extent 
and limits the ability to customize building design and aesthetics to fit with the site. 

The tables below provide a financial summary for this development scenario. In 
order to cover debt servicing and operating costs while maintaining target 
affordable rents, approximately $250,000 of additional capital would be needed (e.g. 
$50,000 fundraised by the SCAHS and $200,000 contribution from affordable 
housing reserves). 
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Construction Cost Estimate Financing 

Units (to completion) $ 350,000 Fundraising $ 50,000 

Site Work $ 46,000 Capital Grant $ 200,000 
Permits/DCCs $ 27,500 Mortgage $ 215,000 

Construction Loan $ 19,800 Total Funding $ 465,465 

Taxes $ 22,165 

Total Cost $ 465,465 

Income 

Monthly Cash Flow Projection 

Expenses 

1 Bedroom $ 800 Debt Servicing $ 1,102 

2 Bedroom $ 1,200 Operating $ 890 
Costs 

Total $ 2,000 Total $ 1,992 

Development Scenario #2 (Recommended) - Single Family Dwelling with 
Secondary Suite Plus Garden Suite 

Assuming a parcel is created as outlined above (i.e. that is greater than 750 square 
meters) then the surrounding zoning would allow the creation of up to three 
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housing units (a single family dwelling with a secondary suite plus a detached 
garden suite). Under this scenario, two custom built structures would be built on 
the site within required setbacks and allowing for the Statutory Right of Way 
accessing Harmony Lane and an easement to allow continued use of the parking 
space currently used by the neighbour on the west side of the parcel. One of these 
units would be rented at market rental rates in order to cross-subsidize the 
remaining two units and allow these to remain well below market rents while 
ensuring sufficient revenues to cover debt servicing and operating costs. These 
structures would be as follows: 

1. A two-storey single family dwelling with a total floor area of 1456 square feet 
and comprised of a 2 bedroom suite (728 sf) on the ground floor and a 2 
bedroom dwelling unit (728 sf) on the second floor. The building would be of 
simple design to minimize building costs while remaining in keeping with 
form and character suitable to the neighbourhood. Target rental rates for 
each of the two bedroom units would be $1150/month (approximately 25% 
below market rates). 

2. A detached single story garden suite (728 sf), also of simple design while 
remaining in keeping with neighbourhood form and character. Market rental 
rate for this unit would be approximately $1500/month. 

This scenario has the benefit of being a custom build allowing the incorporation of 
certain innovative building and energy efficiency practices and a high degree of 
control over building design and aesthetics. Being a custom build, this scenario has 
a higher risk of cost over-runs as construction estimates have a higher margin for 
error. 

The tables below provide a financial summary for this development scenario. In 
order to cover debt servicing and operating costs while maintaining target 
affordable rents, approximately $100,000 of additional capital would be needed (e.g. 
$50,000 fundraised by the SCAHS with a matching $50,000 contribution from 
affordable housing reserves). 
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Construction Cost Estimate Financing 

Units (to completion) $ 502,320 

Site Work $ 37,000 

General Rep's $ 42,200 

Construction Loan $ 10,000 

Taxes $ 29,576 

 

Fundraising $ 50,000 

Capital Grant $ 50,000 

Mortgage $ 521,096 

 

Total Funding $ 621,096 

  

Total Cost $ 621,096 

  

   

Monthly Cash Flow Projection 

Income Expenses 

2 Bedroom $ 1,500 Debt Servicing $ 2,666 

2 Bedroom $ 1,150 Operating $ 1,000 

2 Bedroom $ 1,150 

Total $ 3,800 Total $ 3,666 

Development Scenario #3 - Increased Density: One Building with 5 Units 

Under this scenario, the SCAHS would need to undergo a re-zoning process to allow 
for the development of a single building of approximately 3000 square feet 
containing a total of 5 rental units. One of these units would be rented at market 
rental rates in order to cross-subsidize the remaining two units and allow these to 
remain well below market rents while ensuring sufficient revenues to cover debt 
servicing and operating costs. By developing at least 5 units, the project would 
qualify for Canada Mortgage and Housing Corporation (CMHC) funding consisting of 
a grant up to $50,000 and zero-interest loan up to $200,000. Based on 



Construction Cost Estimate Financing 

Units (to completion) $ 706,560 Fundraising $ 50,000 
Site Work $ 32,000 Capital Grant $ 30,000 
General Rea's $ 21,500 Mortgage $ 528,563 
Construction Loan $ 10,000 Int. Free Loan $ 200,000 
Taxes $ 38,503 Total Funding $ 808,563 
Total Cost $ 808,563 

Monthly Cash Flow Projection 

Income Expenses 

3- 1 Bedroom $ 2,400 Debt Servicing $ 3,370 

2 Bedroom $ 1,500 Operating $ 1,500 

2 Bedroom $ 950 

Total $ 4,850 Total $ 4,870 
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conversations with Town of Gibsons staff, it appears that some densification is 
supported by the OCP, although it remains unclear exactly how the Town would 
zone the property for this purpose, and a public consultation process would be 
required. Nevertheless this option represents an innovative potential use of the 
parcel and would achieve the greatest impact with respect to the development of 
new affordable units. The building would incorporate the following: 

• Three 1-bedroom units on the ground level (500 - 520 square feet each) with 
below market rents set at approximately $800/month (40% below market). 

• Two 2-bedroom units on the second level (approximately 680 sf and 850 sf 
respectively) with the larger of these units rented at a market rate of 
approximately $1500/month while the second would be rented at 
approximately $950/month (30-35% below market). 

• The building would be of simple design to minimize building costs while 
remaining in keeping with form and character suitable to the neighbourhood. 

This scenario has the benefit of being a custom build allowing the incorporation of 
certain innovative building and energy efficiency practices and a high degree of 
control over building design and aesthetics. This scenario has a higher risk of cost 
over-runs as construction estimates have a higher margin for error. 

The tables below provide a financial summary for this development scenario. In 
order to cover debt servicing and operating costs while maintaining target 
affordable rents, approximately $80,000 of additional capital would be needed (e.g. 
$50,000 fundraised by the SCAHS with a matching $30,000 contribution from 
affordable housing reserves). The financial summary assumes funding support from 
the CMHC. 
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Development Scenario #4 (also recommended): Two Amco Modular Homes 

Under this scenario, two Amco modular homes would be installed on the site: one 3-
bedroom home (924 sq. ft.) a one 2-bedroom (784 sq. ft.) detached garden suite. It 
would need to be confirmed that the Amco Modular Homes align with the Town's 
Form and Character guidelines. Based on a rental market survey from Fall 2017, 
rents would be set as follows: 

• 2-bedroom unit would have a target rent of $1100 (approximately 
27% below market rates) 

• 3-bedroom unit would have a target rent of $1300 (approximately 
30% below market rates) 

This scenario has the benefit of utilizing a pre-built structure thereby reducing the 
risk of cost over-runs as building estimates can be developed with a higher degree 
of accuracy. Conversely, the use of a pre-built structure may limit opportunities to 
incorporate innovative construction and energy efficiency practices to some extent 
and limits the ability to customize building design and aesthetics to fit with the site. 

The tables below provide a financial summary for this development scenario. In 
order to cover debt servicing and operating costs while maintaining target 
affordable rents, approximately $50,000 of additional capital would be needed, 
which would be fundraised by SCAHS. 
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Construction Cost Estimate Financing 

Units (to completion) $ 215,745 Fundraising $ 50,000 

Site Work $ 25,000 Capital Grant $ 

General Rgg's $ 51,700 Mortgage $ 267,567 
Construction Loan $ 10,000 Total Funding $ 317,567 
Taxes $ 15,122 

Total Cost $ 317,567 

Income 

Monthly Cash Flow Projection 

Expenses 

3 Bedroom $ 1,300 Debt Service $ 1,369 

2 Bedroom $ 1,100 Operating $ 1,000 

Total $ 2,400 Total $ 2,369 

Summary 

• Based on discussion with Town of Gibsons staff it is possible to create a 
parcel at the Franklin Road site that would allow for up to 3 units to be 
developed under current zoning. 

• Should the Town of Gibsons wish to support the development of affordable 
rental units at this site in partnership with the Sunshine Coast Affordable 
Housing Society, the site would need to be created as a legal parcel and the 
SCAHS would request that the parcel be created and provided to the society 
"development ready" (i.e. with services roughed in and provided to the lot 
line). The Town may also elect to provide the parcel without services 
brought to the lot line, however this would increase the costs associated with 
each of the development scenarios presented. 

• Two options exist for the provision of the parcel for the purpose of 
developing affordable housing units (long term lease and transfer of 
ownership to the SCAHS). Of these two, transfer of ownership has a number 
of benefits that make this option preferable. SCAHS would be willing to agree 
to terms whereby ownership/title would return to the Town of Gibsons 
should the project not be completed within a reasonable period of time. 

• Several development options have been identified for this site. Of the options 
presented, SCAHS is recommending either Development Scenario #2 or #4 as 
outlined above. This would require $50,000 in fundraising to be undertaken 
by the SCAHS. For Scenario #2 a matching $50,000 contribution from the 
Town of Gibsons' Affordable Housing Reserve would be required. No 
additional contribution from the Town of Gibsons would be required for 
Scenario #4. 
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On behalf of the Sunshine Coast Affordable Housing Society Board of Directors, I 
appreciate your consideration of these options and your continued support in 
developing new affordable rental housing in the Town of Gibsons. 

Sincerely, 

Dion Whyte 
Chair, Sunshine Coast Affordable Housing Society. 
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Dear Lesley-Ann, 

In order to support the Town's staff to better understand opportunities to partner with the non-profit sector 
around land disposition and the historical relationship between the Town of Gibsons (the Town) and the 
Affordable Housing Society (the Society), I've developed the following memo. The memo outlines a brief 
background to the Society's relationship with the Town, some typical approaches local government uses in 
partnering with non-profits for land lease/donations in affordable housing, and a short explanation of the 
Society's current assumptions and approaches to both the Charman Creek and Franklin Road projects. 

Background 
In 2013, the Town of Gibsons, the District of Sechelt and the Sunshine Coast Regional District signed a 
memorandum of understanding to jointly fund the Sunshine Coast Housing Committee, a multi-sectoral 
committee representing the local government, non-profit, finance, real estate and development sectors. 
The Committee's responsibility was: 

• To provide a forum for monitoring, advocacy and information exchange regarding affordable 
housing needs on the Sunshine Coast. 

• To identify the diversity of attainable type of housing possible with the aim of supporting 
demographically balanced communities. 

• To facilitate partnerships and education regarding attainable housing on the Sunshine Coast. 
• To educate Sunshine Coast communities on types of housing possible and needed on the 

Sunshine Coast. 
• Make recommendations to the parties of the MOU on housing matters. 
• Advise local governments regarding decisions to be made on affordable housing. 
• Promote collaboration between local governments, non-profit sector and for profit sector in pursuing 

funding for affordable housing. 
• Provide a continued forum for the analysis of housing need and responses. 
• Support the region's non-profit sector through advocacy and information-sharing. 
• Continue to monitor the need for a housing authority. 

In 2015 the need for a dedicated housing society became clear. There was a gap in leadership in developing 
new units that served a wide diversity of populations on the Coast. This became a priority for the Committee, 
and in October 2016 the Sunshine Coast Affordable Housing Society was incorporated. The Committee's 
work, and the direct contributions of the three local governments to this work, led to the incorporation of the 
Society. The Society was intended to be the implementation vehicle to address needs identified through 
the Committee's term, and partner with the three local governments in an ongoing way in order to facilitate 
and develop new affordable housing units. Since then the Society has identified 2 projects in the Town of 
Gibsons to pursue, and is currently considering a third in Sechelt. 

The Town has been a strong partner with the Society in identifying potential land resources for the 
development of the society, two key land contribution strategies have been identified as useful: land lease 
and land donation. A quick summary of these is provided below. 

Land Partnership Models 
Access to land for affordable housing represents probably the most significant barrier for new profits looking 
to develop new non-market units. Senior government funders typically require access to land before even 
early stage grants are provided (e.g. CMHC Seed Funding Program). As such, one of the most impactful 
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ways that local governments can support the development of new non-market housing is to provide local 
non-profits with access to land. There are two main vehicles through which local governments can provide 
land: land lease and land donation. 

Land Lease 
Leasing land for the purposes of non-profit housing development is the safest form land partnership for 
local governments, as it ensures the land asset remains in local government hands over the long-term. This 
means local government can play a stewardship role with regards to the land and continue to meaningfully 
determine its future uses in planning process. Non-profits can access senior government and private sector 
financing on leased land; however, leased land can adversely impact the financing terms, which impacts 
project viability (or more likely affordability levels). 

In many cases, a land lease is between a municipality and BC Housing (or the Provincial Rental Housing 
Corporation, PRHC). This requires a minimum 40-year lease for any investment (capital or financing) on 
non-market housing, and in many cases is a 60 or 99-year lease. Typically, the longer the terms of the 
lease, the more favourable the lending rates from both senior government and the private sector. Leased 
land is a viable option for non-profits seeking to develop non-market housing; however, it does impose 
some restrictions around long-term planning and access to financial supports. 

The most prominent current example of land leases by a municipality is the leasing of four sites by the City 
of Vancouver to the Vancouver Community Land Trust Foundation. This is innovative in that it creates a 
lease between the non-profit society and the City, rather than the provincial entity (PRHC). The 99-year 
leases are at a nominal rate (—$10), and when completed will create 358 units of affordable housing.1  

Another example of a municipality actively seeking and leasing land is the City of Kamloops, with a focus 
on providing a range of housing across the spectrum.2  Many of the site the City has acquired are being 
leased to PRHC in a more conventional leasehold arrangement, where housing is developed on City land, 
which is being leased by PRHC, and the units are then owned and managed by a local non-profit. This type 
of arrangement is common and provides long-term operational security to non-profits, but little to no ability 
to leverage their units toward further development. 

Land Donation 
In a 2011 review of municipal affordable housing measures in Metro Vancouver, three municipalities in 
Metro Vancouver (Burnaby, Richmond and West Vancouver) provided donated land for the purposes of 
non-profit, non-market housing.' While leased lands are currently more in favour, due to the municipality's 
ability to maintain long-term control over its assets, there are nonetheless reasons to consider land 
donations from a municipal perspective. 

The primary benefit of this approach is to the non-profit, who receives the land asset. Non-profit ownership 
of a land asset provides stability of tenure and an ability to plan long-term around the use of the asset. 
Additionally, a portfolio of owned assets (rather than leased assets) can more easily be leveraged to support 
new development of non-market units. BC Housing has recently undertaken an Asset Transfer Program' 
whereby the province is transferring land assets from the Provincial Rental Housing Corporation (PRHC) 

For a detailed analysis of the relationship see the following case study (see discussion of lease on pgs 2, 16, 19): 
http://newmarketfunds.ca/pdfNCLT  Case Study April 2015.pdf  
2  https://www.kamlooDs.ca/our-community/building-strong-communities/affordable-housing   

http://www.housinci.gov.bc.cahoub/CMHC  MunicipalMeasures.pdf 

4  For an analysis of the benefits of this program to non-profit societies, see BCNPHA's position paper on the transfer program: 
http://bcnpha.ca/wp  bcnphaiwp-content/uploads/2015/04/PositionPaper AssetTransfer 150415.pclf  

vw.rw.urbanmatters.ca  
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to the non-profits currently managing housing on top of these assets, to allow non-profits to undertake 
redevelopment and portfolio expansion. 

A Partnership Approach 
The Town of Gibsons has demonstrated consistent support for SCANS, from its initial investment in the 
Sunshine Coast Housing Committee, to its support for the incorporation of a development-oriented housing 
vehicle, to its commitment of resources (land and cash) to scope and determine the feasibility of housing 
projects (Franklin Rd. and Charman Creek). The Society has consistently endeavoured identify and work 
toward development on projects that would mutually benefit the Town and the Society through the delivery 
of subsidized, below-market, and market rental units. 

Previous dialogue between the Town and the Society has always aimed to strike a balance in understanding 
(a) the benefit to the Town of maintaining long-term control over its land assets and (b) the importance for 
the Society to control its own assets in order to strengthen its portfolio and deliver much-need housing 
Coast-wide. The projects we have scoped have aimed to deliver a mutual benefit to both organizations, 
while also recognizing the fiscal constraints both organizations experience. 

The proposed projects partnering the Town and the Society have always taken a portfolio approach that 
aims to acknowledge and serve the needs of both organizations, while mutually reinforcing one another's 
goals. For this reason, the Society recognizes the importance of approaching the Charman Creek project 
with an expectation of a land lease, where the Society delivers and manages housing, but the long-term 
asset remains under municipal control (with a lease to the PRHC). Similarly, historical discussions between 
staff and the Society have acknowledged the relative benefit to the Society of owning outright the Franklin 
Rd, which remains a relatively small asset in the Town's portfolio. Freehold ownership of this asset will 
provide long-term stability and planning control to the Society (and an historic first asset to its land trust 
program). 

These projects should not be viewed in isolation, but rather as part of an ongoing partnership between the 
Society and the Town aimed to mutually reinforce one another's strategic priorities and ensure both have 
the resources, assets, and community support to address affordable housing in a meaningful way, in an 
ongoing fashion, as partners. 

Sincerely, 

Matt Thomson 
Community Housing Lead 
URBAN MATTERS CCC 

www.urbanmatters.ca  



TOWN OF GIBSONS 
Policy Manual 

SECTION: PLANNING AND LAND USE 

TITLE: Affordable Housing and Community 

Amenities 

POLICY # 3.14 

APPROVED DATE: July 17, 2007 

REVISED DATE: March 1, 2016 

RESOLUTION #: R2007-349 

RESOLUTION #: R2016-051 

PURPOSE 

In order to alleviate the shortfall in affordable housing and community amenities as a result of 

increased residential development within the Town of Gibsons, Council will request as part of 

any new residential rezoning, funds towards or the provision of community amenities and 

affordable housing. The authority to pursue these voluntary contributions will be addressed 

through the use of Section 482 "Zoning for amenities and affordable housing" in the Local 

Government Act. 

DEFINITIONS 

Affordable Housing 

Housing units that meet the needs of households in the Town of Gibsons whose income falls 

below the median income levels at rates that are no higher than 30% of the gross household 

income. 

Community Amenities 

Improvements to parks and public spaces, community, social and / or cultural services that 

offset the impact of the proposed development and that benefit the community at large. 

Cash in Lieu 

A cash contribution to the Affordable Housing Reserve Fund in lieu of providing Affordable 

Housing units and / or a cash contribution to the Community Amenities Reserve Fund in lieu of 

providing Community Amenities. 

Housing Agreement 
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The standard Housing Agreement developed by the Town which provides a mechanism to 

leverage funds for the Affordable Housing Reserve Fund for any Affordable Housing ownership 

units. 

COMMUNITY AMENITIES 

The intent of providing funds towards the Community Amenity Reserve Fund is to enable the 

Town to build up a cash reserve to pay for the expansion of services and development of parks 

that are needed as a result of the increased density enabled by residential rezoning applications. 

For larger residential rezoning applications community amenities could be provided on or off 

site instead of providing funds. 

Residential rezoning applications that result in the creation of less than 10 residential lots or 

multi-family residential units will be encouraged to contribute to a community amenity reserve 

fund towards the development of parks, community, and cultural services 

Residential rezoning applications that result in the creation of 10 or more residential lots or 

multi-family housing units will be encouraged to either provide community amenities on or off 

site or contribute funds to the community amenity reserve fund. 

AFFORDABLE HOUSING 

The Town supports the development of affordable housing with a range of tools and incentives. 

This Policy outlines the available support options for different types of Affordable Housing. 

General 

It is preferable that actual units of affordable housing be supplied within the proposed 

residential development as this ensures affordable housing is provided as integral part of all new 

development in the Town. Alternatively, contributions to the Affordable Housing Reserve Fund 

enable the Town to build up a cash reserve that can be used to purchase land for affordable 

housing projects or to support projects by affordable housing providers. 

Residential rezoning applications that result in the creation of less than 10 residential lots or 

multi-family residential units will be encouraged to contribute funds towards an affordable 

housing reserve fund. 

Residential rezoning applications that result in the creation of 10 or more residential lots or 

multi-family residential units will be encouraged to provide at least 10% of the units for 

affordable housing on or offsite or contribute funds or in kind services in an equivalent amount 

towards an affordable housing reserve fund. 
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The Town has reduced Subdivision Bylaw requirements for servicing of new development to 

promote housing affordability and improve the Town's financial sustainability by reducing the 

amount of new assets that will need to be maintained and renewed. 

The Town has introduced Zoning Bylaw options for small lots (RC zoning). 

The Town plans to update Zoning Bylaw provisions to include bonus density provisions that 

support the development of Affordable Housing. 

Affordable Ownership 

The following types of ownership units are currently eligible as Affordable Housing under this 

Policy: 

• Single Family or Duplex unit up to $ 258,500, at least 1300 sft and at least two bedrooms 

• Two bedroom condo up to $ 200,000, at least 1000 sft 

• One bedroom condo up to $ 160,000, at least 800 sft 

An upper limit of $ 258,500 has been established based on median income data from the 2014 

housing needs assessment. The price and size ranges above reflect types of housing that the 

market currently does not provide and are based on an assumed construction cost of 

approximately 

$ 200 / sft. This information may be updated from time to time based on changes in the real 

estate market. 

If ownership units are built as part of a development, a Housing Agreement will be required 

ensuring that at time of re-sale a contribution to the Affordable Housing Reserve Fund is made 

determined by the difference between restricted price and market price. 

Council may consider Cash in Lieu instead of the provision of ownership units as part of the 

development. 

Market rental 

The Zoning Bylaw provides options for Secondary Suites and Garden Suites within certain areas 

of the Town. 

Council may consider reductions for servicing requirements under the Subdivision Bylaw for 

purpose built rental projects providing apartments for rent. 

Council may consider allocating funds from the Affordable Housing Reserve Fund for market 

rental projects in exchange for commitments preventing strata conversion of the rental 

apartments. 

Market rental units are not expected to have pricing restrictions. 
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Affordable (subsidized) rental 

The following levels of monthly rent are currently eligible as Affordable Housing under the 

category Affordable rental: 

• Bachelor! Studio: up to $650 

• 1 bedroom: up to $875 

• 2-bedroom: up to $925 

• 3-bedroom: up to $1087.50 

• 4-bedroom: up to $1200 

The rent levels above are derived from Housing Income Limits that are monitored by BC Housing 

based on market rents in the area. This information may be updated from time to time based 

future updates of housing needs and availability of rental options. 

Council may consider reductions for servicing requirements under the Subdivision Bylaw. 

Council may consider allocating funds from the Affordable Housing Reserve Fund to facilitate 

the development of affordable rental housing units. 

Seniors housing, special needs housing, services for the homeless 

Council may consider reductions for servicing requirements under the Subdivision Bylaw. 

Council may consider allocating funds from the Affordable Housing Reserve Fund to facilitate 

the development of seniors housing, special needs housing or services for the homeless. 

Strata Conversion applications 

Council may support Strata Conversion applications provided that each rental unit is replaced 

with rental units of a similar level of affordability. 

AFFORDABLE HOUSING RESERVE FUND 

Council will endeavour to make use of any available funds within 5 years of receipt of the funds. 

Council may consider adding tax revenue as a contribution to the reserve fund through the 

annual budget process. 
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Council may consider applications for a grant or loan from the Affordable Housing Reserve Fund, 

subject to approval and adoption of a expenditure bylaw (as required for Reserve Funds). The 

following list outlines eligible requests that can be made by proponents of Affordable Housing 

projects: 

• project development funding, for example for expert reports following a satisfactory 

feasibility analysis 

• contribution to off-set Development Cost Charges and / or development application fees 

• contribution for required off-site works under the Subdivision Bylaw and / or administration 

charges for a Servicing Agreement 

• contribution to facilitate securing funds from other sources 

• contribution for cost of construction or the purchase of land 

• contribution to facilitate the operation of a homeless shelter 

ROLE OF STAFF 

Council instructs the Director of Planning to use Section 482 of the Local Government Act to 

negotiate with the applicant the amenities and affordable housing to be provided as part of the 

residential rezoning prior to the application being referred to a Public Hearing. 
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