
 

 

 
 

  
 
 

R E P O R T  
Development Services  

 

To: Mayor Coté and Members of Council Date: 12/10/2018 

    

From: Emilie K Adin, MCIP 

Director of Development Services 

File: 13.2630.09 

  Item #: 481/2018 

 

Subject: 

 

Draft Inclusionary Housing Policy for Rezoning Application Negotiation  

 

 

 

RECOMMENDATION 

 

THAT Council receive this report for information and direct staff to release the 

information in this report on-table in tonight’s Regular Meeting of Council with the 

following recommendations: 

 
1. THAT Council endorse the Draft Inclusionary Housing Policy as the basis for 

initiating consultation with the public and stakeholders;  

 
2. THAT Council direct staff to address items included in the Implementation 

Considerations Section of this report; and, 

 
3. THAT Council direct staff to apply the Draft Inclusionary Housing Policy at 

this time to applications under Pre-Application and/ or initial Formal 

Application Review. 

 

 

EXECUTIVE SUMMARY 

 

Council has requested that staff develop two new policies to help address the need for 

affordable rental housing, an Inclusionary Housing Policy and a Rental Replacement Policy. 

This report brings forward a Draft Inclusionary Housing Policy which would be the basis for 

negotiation of rezoning applications toward provision of affordable housing as a community 

benefit. 
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The Inclusionary Housing Policy aims to increase the supply of new affordable rental 

housing to meet New Westminster’s rental housing needs for very low income households 

(under $30,000/year) and low income households ($30,000 to $75,000/year). Inclusionary 

housing policies rely on incentives and Council’s discretionary authority to approve 

additional residential density to secure new affordable rental housing in private development. 
An inclusionary housing policy is needed because the supply of new non-market housing has 

not kept pace with demand in New Westminster or the region at large. 

 

The Draft Inclusionary Housing Policy would provide three options for applicants to pursue. 

All three options are consistent with the Official Community Plan and the Density Bonus 

Program and all of which involve transfer of the affordable units to a vetted non-profit 

housing society or the City: 

 

 Option 1 – minimum 10% of total units as below-market rental with a payment to 
developer based on the rental income stream; 

 Option 2 – minimum 7.5% of total units as non-market rental with no payment to 
developer; or 

 Option 3 – minimum 20% of total units as non-market rental (to be negotiated), with a 
contribution to the developer to assist in construction costs. 

 

There are some exceptions to the above as detailed in the policy.  The policy also provides 

guidance on development applications proposing to exceed densities anticipated through the 

Density Bonus program or which propose OCP amendment.  These applications would be 

expected to provide significantly more below-market and/or non-market rental units, to be 

negotiated on a case by case basis. 

 

The new Inclusionary Housing Policy would complement the City’s other housing 

initiatives, including the Mayor’s Task Force on Housing Affordability, small sites 

affordable housing and temporary modular housing initiatives.  It also complements recent 

federal and provincial measures to provide funding for new affordable housing.  
 

Should Council endorse the draft policy, public consultation would begin and staff would 

report back to Council with a final draft of the Inclusionary Housing Policy for endorsement. 

 

PURPOSE  

 

The purpose of this report is to provide Council with a Draft Inclusionary Housing Policy 

and to request that Council endorse the draft as the basis for initiating public and stakeholder 

consultation. The Draft Inclusionary Housing Policy would provide the basis for negotiation 

of rezoning applications by identifying incentives to private developers to gain inclusion of 

below/non-market rental housing in new multi-unit strata residential buildings. 
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POLICY AND REGULATIONS  

 

Official Community Plan (OCP) 

 

The Official Community Plan (2017) includes the following goal:  

 

New Westminster’s neighbourhoods are great places to live and have diverse housing 

choices that meet the needs of the community. 

 

Affordable Housing Strategy (AHS) 

 

The Affordable Housing Strategy (2010) contains the following two goals:  
 

1. To preserve and enhance New Westminster’s stock of safe, appropriate and 

affordable rental housing. 

 

2. To improve the choice of housing for New Westminster’s low and moderate 

income residents and households with unique needs.  
 

Specifically, the AHS identified a strategic direction related to inclusionary housing policies: 

 
Strategic Direction #1: Provide a clear policy and vision for affordable housing.  

Action 4 - Explore the feasibility of requiring affordable housing in new housing 

developments as a condition of rezoning. 
 

Secured Market Rental Housing Policy (SMRP) 

 

The Secured Market Rental Housing Policy (2013) contains strategies and actions aimed at 

retaining, renewing and enhancing the supply of secured market rental housing. It outlines 

incentives to be used to encourage secured market rental housing, including exemptions from 

Voluntary Amenity Contribution and bonus density contributions. 

Family-Friendly Housing Policy  

 

The Family-Friendly Housing Policy, and Zoning Amendment Bylaw (Family-Friendly 

Housing) No. 7741, 2015, adopted by Council on January 1, 2016, stipulates that all 

developments which have ten or more residential units must comply with the following:  

 

 multi-unit residential ownership (condo) projects include a minimum of 30% two- and 
three-bedroom units, and that at least 10% of the total project units be three-bedrooms 

or more  

 multi-family rental projects include a minimum of 25% two- and three-bedroom units, 
and that at least 5% of the total project units be three-bedrooms or more  
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Tenant Relocation Policy 

 

The Tenant Relocation Policy (2015) applies to rezoning applications and Heritage 

Revitalization Agreements which involve the demolition of 6 or more purpose-built market 

rental housing units and offers additional compensation, as well as assistance, to tenants 
beyond what is provided for under the Residential Tenancy Act. 

 

Local Government Act 

 

BC municipalities do not have specific authority within the Local Government Act (LGA) to 

enact policies that require affordable housing as a condition of rezoning.  Instead, the LGA 

allows the granting of bonus density in exchange for the voluntary provision of amenities, 

such as affordable housing, to offset the impacts of development. The term “inclusionary 

housing” is used here (vs. the somewhat common “inclusionary zoning”) to reflect that 

difference. 
 

BACKGROUND   

 

Demonstrated Need 

 
New Westminster, like other Metro Vancouver municipalities, is experiencing an affordable 

housing crisis. Ongoing low rental vacancy rates make it difficult for renters to find 

affordable rental units, and there is an inadequate supply of non-market housing due to a lack 

of new affordable housing construction over the last twenty-five years. The City is also 

experiencing development pressure related to existing purpose built rental housing, with 

many older rental properties being sold, an increasing number of renovictions, and owners of 

older rental properties seeking to move forward with rezoning applications to increase the 

density of their property, including with market condominiums. The City is seeking to 

implement policies that are within its authority and financial capacity to improve the 
situation.  

 

The Draft Inclusionary Housing Policy is one such tool. A number of BC municipalities have 

adopted inclusionary housing policies in recent years as a way to secure built units or cash 

contributions in response to the absence of other funding. This policy will help to address the 

housing needs, but it will not meet all affordable housing needs. Other initiatives, 

particularly those utilizing senior government housing funds to create new non-profit 

housing, are also important.  

 

Inclusionary Housing Definition 

 

Inclusionary housing refers to land use regulation or policy that requires residential 

developments of a certain size to include a set minimum of affordable housing as a condition 

Back to Agenda



City of New Westminster December 10, 2018 5 

 

   

  

of OCP amendment and/or rezoning approval. The City does not have the authority to apply 

inclusionary housing requirements at development permit or building permit. 

 

Federal and Provincial Context 

 

Senior governments have traditionally provided the programs and funding for new non-profit 

or social housing that is affordable for low-income households. After many years of absence 

from this role, both the federal and provincial governments have re-entered the housing 

arena, through the National Housing Strategy (November 2017) and the provincial strategy, 

Homes for BC: A 30 Point Plan for Housing Affordability in BC (February 2018). Canada 

Mortgage and Housing Corporation (CMHC) has implemented a number of direct funding 

and financing programs, as well as contributed to provincial cost shared programs. The 
Provincial Plan has a “community housing” (i.e. non-profit and cooperative housing) target 

of 114,000 new affordable homes over 10 years. The first program to implement the above 

target, the Community Housing Fund, has recently allocated the first tranche of funding, in 

an initiative which aims to fund 14,250 new rental units BC-wide.   

 

This is a unique period, with federal and provincial governments offering a range of 

financing and capital support for new and existing non-profit housing, and to some extent, 

new market rental housing.  These programs provide an important backdrop for local 

government policies and in fact, one of the proposed developer options in the Draft 

Inclusionary Housing Policy relies on an external source of funds, such as BC Housing. 

While federal and provincial support is available now, federal and provincial priorities could 

change if elected governments change. As such, designing policies that can work 

independently of senior government funding is desirable.  

 
Previous Council Direction 
 

On January 8, 2018, Council endorsed a work plan and consultation process in support the 

development of a Rental Replacement Policy and Inclusionary Housing Policy and approved 

an amount of $40,000 from the Affordable Housing Amenity Provision Capital Reserve 

Fund to cover the cost of a Land Economics Analysis to support this work.  

 

On Aug 27, 2018 Council endorsed the proposed next steps and timeline in support of 

development of a City of New Westminster Rental Replacement Policy and Inclusionary 

Housing Policy.  

 

Scope of Work and Approach  

 

The work to develop the Draft Inclusionary Housing Policy has focused on two inter -related 

elements: the financial viability of securing below-market and/or non-market rental units 

through private development, and suitable occupancy management arrangements for the 

successful long-term operation of the below/non-market rental housing.  
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Work on the policy has proceeded as follows:  

 

Step 1: Guiding Principles and Gap Analysis (Winter 2017) 

Step 2: Case Study Research (Winter 2017) 

Step 3: Internal Stakeholder Consultation (Winter 2017) 
Step 4: Land Economics Analysis (consultant) (Winter 2017 / Spring 2018)  

Step 5: Policy Development (Summer/Fall 2018) 
 

In addition, in winter 2018, staff collaborated with the BC Non-Profit Housing Association 

(BCNPHA) and municipalities with, or considering, inclusionary housing policies 

(Vancouver, City of North Vancouver, Richmond and Surrey) to engage with the non-profit 

housing sector to understand their interest and expectations regarding ownership and/or 
management of units secured through inclusionary housing policies.   

 

The next step in finalizing the Draft Inclusionary Housing Policy is to initiate public and 

stakeholder consultation, with the aim of bringing the final draft policy forward for Council 

endorsement in late winter/ early spring 2019.  

 

CONTEXT ANALYSIS 

 

Renter Demographics, Rental Demand and Rents  

 

In order to develop appropriately targeted policies, staff reviewed available data and 

prepared a summary of renter demographics, rental demand and rents (Attachment A) to 

answer the following questions:  

 
a) Who are New Westminster renters, what are their housing conditions, and what can they 

afford to pay for rent? 
 

Most New Westminster tenants live in purpose-built market rental housing (55%) and 

primarily in low rise apartment buildings. Most tenant households are headed by persons 

under age 65, and tend to be non-family households, with a smaller household size than 

owners. Tenant households have significantly lower incomes than owners, with non-
family households having the lowest incomes, and the greatest affordability challenges, 

although 88% of tenant households receive no housing subsidies. At 30% of 2015 

household incomes, a median New Westminster non-subsidized non-family renter could 

afford to pay $940/month and a median non-subsidized family renter could afford 

$1,707/month.  
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b) What is the current need and estimated future demand for rental housing for New 

Westminster households, focusing on very low, low and moderate income households?  

 

In April 2018, there were 570 applicants on file for New Westminster at the BC Housing 

Registry (social housing) waitlist representing current unmet need. Future rental housing 
demand was estimated by Metro Vancouver for New Westminster at 220 units per year, 

mostly for households earning below $30,000 per year, followed by households earning 

$30,000 to $50,000 per year, as detailed in Table 1.  

 

Table 1: Estimated Annual Rental Housing Demand by Household Income Level (2016-

2026) for City of New Westminster 

 

Household income level Estimated Annual 

Rental Housing 

Demand 

Very low income <$30,000/yr 122 

Low income $30,000-$50,000/yr 50 

Moderate income $50,000-$75,000/yr 27 

Above moderate income $75,000-

$100,000/yr 

12 

High income >$100,000/yr 9 

Total  220 
Source:  Metro Vancouver Regional Affordable Housing Strategy 2016 Appendix 1.  

 

To meet current and future rental demand, the City will need an estimated 570 units for 

very low income households on the waitlist, 122 additional units per year affordable for 

households earning under $30,000 per year, 50 units per year for households earning 

between $30,000 and $50,000 per year, and 27 units per year for households earning 

between $50,000 and $75,000.  

 
c) What are the appropriate target rent levels to meet local need? 

 

Very low income New Westminster renter households earning below $30,000 can afford 

to pay up to $750 per month. Non-market rental housing units, which are units renting 

well below market rent, either at the shelter rate and/or rent geared to income, are suitable 

for this target population.  

 

Low income New Westminster renter households earning between $30,000 and $50,000 

per year can afford to pay between $750 and $1,250 per month. And moderate income 

New Westminster renter households can afford to pay up to $1,875 per month. 

 

Toward creating affordable housing policy specific to New Westminster, a new rent 

measure called “New Westminster Below-Market Rent” has been created.  It would be 
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set at 10% below the annually reported Canada Mortgage and Housing Corporation 

(CMHC) rental market median rent, all years of construction, for New Westminster. 

Currently the New Westminster Below-Market Rent ranges from $777 per month for a 

studio unit to $1,529 per month for a 3 bedroom unit. This rent level would help to 

address the needs of current tenants who are paying well below market rents in existing 
purpose-built market rental buildings and may be displaced from redevelopment. The 

New Westminster Below-Market Rent measure is significantly below the rents charged 

for newly constructed secure market rental units. 

 

Experience in New Westminster and Other Municipalities 

 

New Westminster 
 

The City has completed negotiation for inclusion of non-market or below-market rental 

housing on two sites: 295 Francis Way and 813-823 Carnarvon Street, with other sites 

currently under review. Both were secured through rezoning. As part of the Master Planned 

Development at Victoria Hill, on Francis Way, 159 affordable housing units (10% of the 

total units) were completed in 2017. The units at 295 Francis Way remain owned by the 

developer. When complete, 813-823 Carnarvon Street will consist of two buildings: a strata 
condominium building and a non-market rental building for retired performing artists. Of the 

total 270 units, 66 (24%) will be non-market units. As part of the rezoning, this project was 

given an FSR of 8.53 and a low parking requirement (0.29 parking spaces per affordable 

housing unit compared to one parking space per bachelor and one bedroom unit required 

Downtown). The affordable housing units will be owned by BC Housing and a non-profit 

(Performing Arts Lodge Society Vancouver/ PALS), operated by PALS, and will receive 

funding from BC Housing.  

 

Other Municipalities 

 

Staff surveyed other Metro Vancouver municipalities with similar policies to learn from their 

experiences (Attachment B). As of November 2018, four Metro Vancouver municipalities 

have inclusionary housing policies for affordable housing: Vancouver (two policies), 

Richmond, the City of North Vancouver and Port Coquitlam. The City of Burnaby had an 
inclusionary policy that applied to City-owned sites (1988), but it is no longer active.  Other 

municipalities may have negotiated the inclusion of affordable housing on large sites or in 

projects on a case by case basis, as in the City of New Westminster. The City of Victoria 

adopted an inclusionary policy in September 2018.  

 

The target share of affordable rental units (affordability defined in various ways) to be 

secured through these policies ranges from 10% to 30% of total units or residential floor 

area. Some policies apply to strata residential development only and others to 100% rental 

buildings. Experience suggests that outcomes of these policies are incremental; that targets 

for provision of affordable units are not always met and that the number of affordable units 
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gained is small relative to total new development. However, for several years when senior 

government funding was unavailable, units secured through inclusionary policies comprised 

virtually the only new affordable rental housing being built in the region.  
 

Ownership and Management of Below/Non-market Rental Units  

 

A review of Metro Vancouver municipalities’ experience with inclusionary housing, 

including New Westminster, indicates challenges with private sector ownership and 

management of the affordable housing secured through inclusionary policies. These 

challenges include: units rented to ineligible tenants, units not meeting the target income 

and/or household size, and additional charges to tenants of affordable units such as parking 

and storage. Also, monitoring these projects can place an onerous administrative burden on 
City staff. Staff evaluated different options for ownership and occupancy management of 

below and non-market rental housing units secured in new multi-unit strata buildings through 

an inclusionary housing policy (Attachment C). 

 

ECONOMIC ANALYSIS 

 

Coriolis Consulting Corporation was retained in March 2018 following a public Request for 

Proposal process to conduct a financial analysis to establish the viability of the Draft 

Inclusionary Housing Policy. Coriolis determined the value of various case study sites based 

on current development potential under the City’s OCP, and the effect an inclusionary 

housing requirement would have on the financial viability of the development. Findings from 

the financial analysis are presented in a report titled, “Financial Analysis for City of New 

Westminster Affordable Housing Policies”.  

 
Assumptions of Analysis 

 

A number of assumptions were made for the financial analysis, as documented in the 

Coriolis report, but two are emphasized here:   

 

 Density is generally assumed to be consistent with maximum density outlined in the 
Official Community Plan or Density Bonus Program; and 

 Density bonus payments are preserved, as practical. 
 

Two different affordability levels were assumed for the analysis:  

 

1. Non-market rents – units intended to serve very low-income households with incomes 

below $30,000 per year, and accounting for the largest share of existing demand (est. 

570 units) and future rental demand (est. 1,220 units over 10 years) in New 

Westminster. All units would have below-market rents (see below), with a target 

minimum of 50% of units renting at the shelter component of income assistance or 

rent geared to income, to be determined by the non-profit housing provider to meet 
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client needs. For the purpose of the analysis, units were considered to be owned by 

the City or a non-profit and operated by a non-profit housing organization.   

 

2. Below-market rents – average rent set 10% below the annually reported CMHC 

primary rental market median rent, all years, for New Westminster. Some rents could 
be higher, other rents lower, but the average must approximate this amount or lower. 

These units would be affordable for households earning between $30,000 and $75,000 

per year, the second largest share of future demand in New Westminster (800 units 

over 10 years). For the purpose of the analysis, below market units were considered to 

be owned by a non-profit housing organization or a private owner with occupancy 

managed by an entity experienced with non-profit housing, an approach currently 

being used by UBC Housing and Relocation Services in managing its Staff Rent 

Geared to Income housing program. 

 

Policy Scenarios  

 

To determine financial viability, the consultant tested four inclusionary housing policy 

scenarios based on input from Council and staff on the objectives of the policy, land use 

considerations, unit mix, rent levels, and recommended occupancy management approaches 
(Table 2). The scenarios vary by target population and rent/income levels, ownership of the 

units, who manages occupancy of the units, whether there is a payment to the developer, if 

external funding is available and what types of non-profit housing societies might be 

interested in managing the units, as summarized below: 

 

Funding 

 

Policy scenarios A, B and C are typical inclusionary scenarios that rely on the value of the 

added density to create an amenity (affordable housing) and they do not require senior 

government funding. Policy scenario D is a hybrid, and assumes that a non-profit provides a 

negotiated payment to the developer roughly equivalent to unit construction costs to gain 

additional units, likely by accessing current provincial and federal housing program funds. 

 

Ownership 

 
All scenarios assume non-profit ownership and occupancy management, except Scenario B 

which uses a relatively new and mostly untested occupancy management approach whereby 

a private owner/investor is required to hire and pay for an occupancy management entity 

experienced in not-profit management.
 
City ownership of the units is an option in Scenario 

C. Given the difficulty identified with private sector ownership, only scenarios including 

non-profit management at a minimum were considered. A summary of staff research on and 

principles of best management practices in included in Attachment D. 
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Rents 

 

Policy scenarios A and B aim for below-market units and rents, targeting household earning 

between $30,000 and $75,000 per year. Policy scenarios C and D aim for non-market rental 

units, targeting very low and low-income households earning under $30,000 per year and 
rent at lower rates than scenarios A and B above, more typical of many non-profit housing 

projects.  
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Table 2: Inclusionary Housing Policy Scenarios Considered 

Scenario Target population Target income levels Target units and rents 
Ownership 
of units 

Management 

of units 
and/or 

tenants 

Payment to 
developer  

External 

funder 
involved? 

Works for? 

A – 

 Sold to 
Non-profit 

for amount 

based on 

income 

flows from 
rents 

Typical local renters and 

tenants displaced through 

renovictions or 

redevelopment 

NW renters with incomes 

between $30,000 and 

$75,000 per year.  

Below market units. Average 

of 10% below CMHC current 

yr median market rents (some 

above, some below = average) 

or lower.  

Non-profit Non-profit 

Up-front payment 

(based on income 

flows projected from 

rents)  

Lender 
provides non-

profit with 

mortgage for 

up-front 

payment 

Not typical non 
-profit clients 

but averaging 

could provide 

some low 

income units.  

B- 

Developer 

Owned 

Typical local renters and 

tenants displaced through 

renovictions or 

redevelopment 

NW renters with incomes 

between $30,000 and 

$75,000 per year. 

Below market units.  Average 
of 10% below CMHC current 

yr market rents (some above, 

some below = average) or 

lower.  

Developer/ 

investor 

Occupancy 
management 

entity with 

non- profit 

experience 

Net income flows to 

developer less 
management fee for 

non-market tenants 

(after operating 

expenses, include 

cap repairs) 

No 

Not typical non 
-profit clients 

but averaging 

could provide 

some low 

income units. 

C – 

Turnkey 

Units to 
Non-profit 

at no cost 

Very low and low-income 

tenants - traditional social 
housing clients 

50% of tenants with 

incomes below $30,000 per 
year. Income Assistance 

recipients. Flexible mix.  

Non-market units. Income 

assistance shelter component 

or rent geared to income as 
long as non-profit can cover 

operating costs.  

City/Non 
profit 

Non-profit  No payment  No 

Community 

living groups 

wanting a small 
number of units 

and low rents at 

no cost. 

D- 
Non-profit 

partnership 

with 

payment of 
construction 

costs 

Very-low and low-income 

tenants - traditional social 

housing clients 

50% of tenants with 

incomes below $30,000 per 

year. Income Assistance 

recipients. Flexible mix. 

Non-market units. Income 

assistance shelter component 

or rent geared to income as 

long as non-profit can cover 
operating costs.  

Non-profit Non-profit  

Up-front payment, 

approx construction 

cost, negotiated. 

Yes.  BC 

Housing or 

fundraising. 

Typical non-

profit could run 

as a "project" if 

appropriate 

scale, and can 
access funding. 
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Findings 

 

Table 3 shows the range of affordable housing targets that the economic analysis identified 

as financially viable under the four policy scenarios. The final two columns on the right 

identify the staff recommendation and rationale regarding each scenario. Scenarios A, C and 

D which require not- profit or City ownership, are recommended and have been incorporated 
into the Draft Inclusionary Housing Policy detailed in the following section. The 

recommended targets are based on the viability analysis recognizing it is a high level 

analysis. Scenario B (shaded grey), which is the only scenario offering developer ownership, 

is not recommended and has not been included in the Policy. 

 

Table 3: Summary of economic analysis findings 

 
Scenario Outcome Range of 

viable 
affordable 

housing 

targets  

Viable 

affordable 
housing 

target on 

sites over 

3.0 FSR 

Recommend-

ation 

Rationale 

A Below-market rental 
units owned by non-
profit with payment 
to developer based on 
income stream 

6-13% 7-8% 
(8-12 
units) 

Minimum 10% 
below -market 
rental units 

Requires no external 
funding; second highest 
affordable housing 
target with no external 
funding; suitable for 
tenants with low to 
moderate incomes 

B Below market rental 
units owned by 
developer/investor 
and managed by 
occupancy 
management entity 

6-13% 8-10% 
(9-14 
units) 

Not 
recommended 

No external funding, 
small increase in 
share/number of 
inclusionary units over 
Scenario A, relatively 
new and mostly 
untested management 
approach, more 
attractive to applicants 
than Scenario A, will 
compete with A. 

C Non-market units 
owned/leased by a 
non-profit housing 
society with no 
payment 

5-7% 6-7% 
(7-10 
units) 

Minimum 
7.5% non-
market rental 
units 

No external funding, 
produces smallest share 
of inclusionary units, 
meets rental demand for 
very low income 
households, attractive to 
non-profits seeking few 
units 
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D Non-market units 
with non-profit 
partner and payment 
to developer of 
construction costs 

17-25% 23-25% 
(28-39 
units) 

Minimum 20% 
non-market 
rental units, to 
be negotiated 

Exceeds OCP maximum 
density, requires 
external funding, 
produces largest 
share/number of 
inclusionary units, 
meets very low income 
renter demand, 
attractive to traditional 
non-profits 

 

DRAFT INCLUSIONARY HOUSING POLICY 

 

The Draft Inclusionary Housing Policy is included in Attachment E. The Policy is intended 

to provide guidance to property owners on the City’s expectations for the delivery, 
ownership and management of affordable rental housing as a community amenity 

contribution. If the current average of 400 strata residential starts occurs each year over the 

next ten years, the inclusionary housing policy could potentially secure up to 40 below/non-

market rental units per year as well as in lieu payments for the Affordable Housing Reserve 

Fund (AHRF). This would represent about 24 percent of the City’s growth-related demand 

for rental housing for very low and low income households each year (170 units per year). 

However, different market dynamics could prevail resulting in a different outcome. 

 

The general provisions are summarized in the following sections: 

 

Purpose 

 

The purpose of the Draft Inclusionary Housing Policy is: 

 

 To help meet the city’s affordable rental housing needs by securing built below-
market and non-market rental units in new multi-unit residential strata developments 

seeking additional density. 

 

 To ensure that below-market and non-market rental units secured through this policy 

effectively serve intended tenants and household income levels through City or non-

profit housing society ownership.  

 

 To target household income levels corresponding to rental housing demand in New 

Westminster, including:  

 

a. Below-market rental units intended to meet rental demand for households 
earning between $30,000 and $75,000 per year 

b. Non-market rental units intended to meet rental demand for very low-income 

households with incomes under $30,000 per year  
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  To provide incentives to help make provision of affordable housing viable. 

Policy Provisions 

 

Taking into consideration the economic analysis findings, three options for industry 

(corresponding to Scenarios A, C and D in the economic analysis) are included in the draft 

Policy which may be suitable in different situations for applications which are consistent 

with the Official Community Plan and the Density Bonus Program where applicable:  

 

 Option 1 – minimum 10% of total units as below-market rental with a payment to 
developer based on the rental income stream; 

 Option 2 – minimum 7.5% of total units as non-market rental with no payment to 
developer; or 

 Option 3 – minimum 20% of total units as non-market rental (to be negotiated), with a 
contribution to the developer to assist in construction costs. 

 

Options 1 and 2 are financed internally (e.g. by the development applicant), whereas Option 

3 depends upon a contribution from an outside source such as BC Housing or CMHC. Table 

4 below outlines each option for industry, including the minimum percentage of below 

market / non-market units, and related incentives.  

 
The policy also provides guidance on development applications proposing to exceed 

densities anticipated through the Density Bonus program or which propose OCP amendment.   

 

These applications would be expected to provide significantly more below/non-market rental 

units, to be negotiated on a case by case basis. 

 

Table 4: Summary of inclusionary housing options 
Option/Outcome  Inclusionary Housing 

Minimum 
Incentives 
 

 

OPTION 1) TURNKEY BELOW-

MARKET RENTAL UNITS SOLD TO 

A PRE-QUALIFIED NON-PROFIT 

BASED ON RENTAL INCOME 

 

Developer constructs the below-market 

units and sells the units to a non-profit 

operator who would own and manage the 

units.  The non-profit’s payment to the 

developer is based on the maximum 

mortgage supportable from the net 

income generated by the units.  

 

10% of total units in a 

project are below-market 

rental units. 

 

Below-market rental unit floor 

space is excluded from the 

density bonus calculation.  

 

Density bonus payments reduced 

by 30% 

 

Secure Market Rental Policy 

parking provisions apply 

 

On mixed use sites, 

consideration of exclusion of 

grade level commercial space 

from FSR 

5% of total units in a 

project are below-market 

rental units for sites zoned 

RM-6A which are 

designated residential 

highrise. 
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OPTION 2) TURNKEY NON-MARKET 

RENTAL UNITS PROVIDED TO PRE-

QUALIFIED NON-PROFIT OR CITY 

AT NO COST 

 

Built non-market units transferred by 

developer to a pre-qualified non-profit 

housing operator or to the City housing at 

no cost. 

7.5% of total units in a 

project are non-market 

rental units.  

 

Same as Option 1 

 

Plus…. 

 

Reduced parking for non-market 

rental units may be considered in 

areas well served by transit with 

suitable supporting analysis and 

TDM measures  

 

Expedited processing 

 

Potential eligibility for Greater 

Vancouver Sewerage and 

Drainage District Development 

Cost Charge Waiver For 

Affordable Housing 

 

Potential eligibility for 

TransLink DCC Waiver For 

Affordable Housing 

5% of total units in a 

project are below-market 

rental units for sites for 

sites zoned RM-6A which 

are designated residential 

highrise. 

 

 
OPTION 3) TURNKEY NON-MARKET 

RENTAL HOUSING, PARTNERSHIP 

WITH PRE-QUALIFIED NON-PROFIT 

AND PAYMENT OF CONSTRUCTION 

COSTS 

 

Built non-market rental housing units 

transferred to a pre-qualified non-profit 

housing partner with up-front payment 

per sq. ft. to developer towards 

construction costs for built non-market 

rental units, to be negotiated. 

20% of total units in a 

project are built non-

market rental housing units 

(target to be negotiated). 

Same as Option 2  

 

Plus…. 

 

Additional density above OCP 

maximum subject to land use and 

livability constraints. 

 

Other Policy Provisions 

 

The proposed Inclusionary Housing Policy would apply to mid-rise and high-rise strata 

residential development applications in the downtown, and mid-rise strata residential 

development applications in mainland New Westminster outside of the downtown, with 
some exceptions. Applications not covered by the scope of the policy would still be required 

to consider the inclusion of an affordable housing contribution, negotiated on a case -by-case 

basis using the principles outlined in the policy.  

 

The policy also includes other provisions related to scenarios where a cash-in-lieu 

contribution would be considered, requirements for partnerships with non-profit housing 

providers, and a proposed grace period after the policy is adopted for application of the 

policy.   
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Implementation Considerations  

 

Aspects of implementation that would require further consideration include:   

 

Pre-qualification process 
 

This would determine suitable and interested non-profit housing partners for applicants 

interested in utilizing this policy. A Request for Expression of Interest has been issued to 

identify interested non-profit housing providers. Potential next steps include consultation 

with non-profits on the draft policy, and if the policy is adopted by Council, development of 

a protocol for identifying suitable target populations for development sites, and informing 

non-profits of upcoming development opportunities.   

 

Design of and access to building amenities  

 

Issues of common or shared amenities, scattered units or clustered units can arise in 

implementing inclusionary housing policies. A flexible and practical approach to ensuring 

inclusion of both market and non-market tenants and owners in a variety of situations should 

be identified and consistently addressed during development review processes. 

 
City ownership of units secured through inclusionary housing policy   

 

In applicants’ Option 2, turnkey units are to be provided at no cost to a non-profit housing 

society of the City. This is the only scenario where City ownership of the secured non-

market units would be an option, and assumes that the City leases to a non-profit housing 

provider to operate and manage the units. There are legal, financial and administrative 

obligations that come with owning strata units and/or airspace parcels, including end of 

building life issues that require further exploration by a number of City departments.  

 

NEXT STEPS 

 
A consultation program with stakeholders on the Draft Inclusionary Housing Policy is 

proposed to be conducted February 2019 to March 2019. Identified stakeholders include 

property owners, renters, housing advocates, the development community, non-profit 

housing providers, BC Housing, and others.   

  

The proposed consultation program will include a variety of approaches to inform, consult 

and involve the public, stakeholders and key agencies in the policy review process. Staff 

would work collaboratively with the public engagement specialist and communications 

division to ensure that specific populations of interest are included in the consultation 

program (e.g. seniors, youth, newcomers, renters, among others). The proposed program 

includes the following elements:   
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Online Survey  

 

An online survey for residents to provide feedback on the draft policies would be available 

on the City website in February and March, 2019.   

 
Open House  

 

A public open house for community members, non-profit housing providers, and other 

stakeholders would be held in the evening to ensure the public can attend.  

 

Stakeholder Workshops 

 

Two more focused stakeholder workshops would be held: one with non-profit housing 

providers and housing advocates such as the New Westminster Tenants Union and Acorn 

Canada; and one with the Urban Development Institute Local Liaison Committee.  

 

City Committee Consultation 

 

The draft Policy would be presented to the Community and Social Issues Subcommittee and 

Advisory Planning Commission for review and feedback.   
 

FINANCIAL IMPLICATIONS 

 

Financial implications and risks related to City ownership of units would be explored should 

Council direct staff to initiate consultation with stakeholders on the Draft Inclusionary 

Housing Policy. 

 

OPTIONS 

 

There are four options for Council’s consideration:  

 

1. That Council endorse the Draft Inclusionary Housing Policy as the basis for initiating 

consultation with the public and stakeholders. 

 

2. That Council direct staff to address items included in the Implementation Considerations 

Section of this report. 

 

3. That Council direct staff to apply the Draft Inclusionary Housing Policy at this time to 

applications under Pre-Application and/ or initial Formal Application Review. 

 

4. That Council provide alternative direction to staff.  
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Staff recommends Options 1, 2, and 3. 
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Renter Demographics, Rental Demand and Rents 

Renter demographic profile  

2016 Census data and City sources reveal that most New Westminster tenants live in 
purpose built market rental housing (55%), followed by rented condominiums, secondary 
suites and independent social housing (subsidized). Some tenants receive a rent 
supplement while living in market rental housing.  

Table A1 – Rental Housing Supply New Westminster, August 2018 

Type of rental housing Number of 
units 

Source 

Secondary suites, occupied1 2,338 City data 
Purpose built market rental 9,147 City data  
Independent social housing 1,065 City data 
Coop housing 415 City data 
Rented condos 3,109 Metro 

Vancouver. 
Rented houses 555 2016 Census
Total rented housing  16,629 Combination

The following provides an overview of all New Westminster renter households as of the 
2016 Census:  

 Most renter households are headed by a household maintainer under age 65, with
the largest share (about one quarter of renter households) being 25-34 years old

 Proportionally fewer (17%) renter households are senior led (age 65+), compared
to 24% of owner households

 Approximately half of all New Westminster renter households (50%) live in low
rise apartments (fewer than 5 stories), followed by mid to high rise apartments
(33%).

 More than half (57%) of renters are non-family households (roommate and one-
person households) and they have a smaller average household size (1.8 persons)
than owners

1 Note that the Census underestimates the supply of secondary suites. For example, the Census estimated 
that there were 1,245 secondary suites in 2016, whereas City data estimated that there were 3,170 
occupied secondary suites in 2018.  This is a significant difference despite the difference in time periods. 
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 About 2 in 5 New Westminster renter households have not moved within five 
years and are likely paying much lower rents than if they had to find a place today  

 Housing affordability challenges (spending 30% or more of income on housing 
costs) are much more common among renter households in New Westminster 
(40%) than owner households (24%) 

 Family and non-family renter households differ in their characteristics: renter 
family households are more likely to live in overcrowded dwellings (i.e., not 
enough bedrooms) than renter non-family households. Over 1 in 5 renter families 
(21%) lived in overcrowded housing, compared with just under 1 in twenty renter 
non-family households (5%) in 2016 

 Renters have much lower incomes than owners, with non-family renters having 
the lowest incomes, and paying the lowest rents 

 Non-family renter households are more likely to struggle with affordability (half 
of them spend 30% or more of before-tax household income on rent) than family 
renter households (over one quarter of them spending 30% or more of before-tax 
household income on rent). 

 
Most renters are non-subsidized renters (88%) living in the purpose built and secondary 
rental market. Non-subsidized tenants’ demographic characteristics mirror all renters 
(since they are the largest component of renters) but there are some important 
differences:  

 Almost half of all non-subsidized renter households (45%) were led by someone 
between the ages of 25 and 44 years old compared to 15% of subsidized renter 
households 

 Only 13% of non-subsidized renters are senior households, compared to 48% of 
subsidized renters 

 Non-subsidized renters are more likely to be family households (45%) than 
subsidized renters (29%) 

 
New Westminster non-subsidized renter households have the following incomes and rent 
characteristics:  

 Non-subsidized renters tend to have higher incomes than subsidized renters 

 The income gap between family and non-family non-subsidized renters is 
significant. The median before tax household income for non-family renter 
households was $37,559, and the before tax household income for family renter 
households was $68,279 in 2015 
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 At 30% of 2016 household incomes, a median New Westminster non-subsidized 
non-family renter could afford to pay $940/month and a median non-subsidized 
renter family could afford $1,707/month 

 This compares with reported median shelter costs for non-subsidized non-family 
renter households of $902/month and median shelter costs for renter family 
households of $1,132/month. 

 
Rental Housing Demand  
 

Rental housing demand consists of both existing housing need and growth-related future 
demand or need.  
 
New Westminster’s vacancy rate has been consistently low throughout the past several 
decades, falling below a balanced vacancy rate of 3.0% for 24 out of the past 28 years 
and every year from 2011 onwards, suggesting unmet rental housing demand. In October 
2017, the rental vacancy rate in New Westminster was 1.1%. 
 
The BC Housing Registry waitlist provides an indicator of the existing unmet need for 
subsidized housing for very low-income households. In April 2018, there were 570 
applications on file for New Westminster at the BC Housing Registry waitlist for social 
housing, up from 440 households in 2011.2 The breakdown of these applications is as 
follows: families (194), seniors (181), persons with disabilities (100), singles (47), 
wheelchair modified (19) and transfers (28). 
 
In addition to existing unmet need or demand, future population growth and household 
formation will generate additional demand for rental housing. The New Westminster 
Official Community Plan estimates that 600 new units would be needed annually to 
accommodate expected population growth, but it did not consider the tenure of those 
units. The Metro Vancouver Regional Affordable Housing Strategy (RAHS), which 
includes forecast housing demand by tenure for member municipalities, estimates that 
500 new units would be needed annually to meet growth related demand in New 
Westminster. Of these, roughly 220 units (or 44%) would be rental units, based largely 
on past trends. The RAHS further estimates the demand by income level. As illustrated in 
Table A2, the majority of additional rental demand will occur among lower income 
households. Further Metro Vancouver data indicates that very low-income rental demand 
consists predominantly of single person households, including seniors.  
 
Table A2: Estimated Annual Rental Housing Demand by Household Income Level 
(2016-2026) for City of New Westminster 

                                                 
2 Note that some non-profit housing providers do not use the Housing Registry, and therefore waitlist figures likely 
are an underestimate. 
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Household income level Estimated Annual 

Rental Housing 
Demand  

Very low income <$30,000/yr 122 
Low income $30,000-$50,000/yr 50 
Moderate income $50,000-$75,000/yr 27 
Above moderate income $75,000-
$100,000/yr 

12 

High income >$100,000/yr 9 
Total  220 

Source:  Metro Vancouver Regional Affordable Housing Strategy 2016 Appendix 1.  

 
The largest share of growth related rental housing demand is for very low-income 
households earning under $30,000 per year.  This is similar to the incomes of 
applicants/households on the BC Housing Registry waitlist.   
 
Rental housing demand consists of existing need plus estimated future rental demand. As 
such, the demand for rental housing for households earning under $30,000 per year is 570 
units to meet existing demand (as per BC Housing Registry Waitlist) plus an additional 
122 units per year for growth related demand (Table A2 above). Growth related housing 
demand for households earning $30,000-50,000/year is the next largest component, at an 
estimated 50 units per year. 
 
Rents 
 
Chart A1 displays current rent rates for New Westminster and affordable rent thresholds 
used by BC Housing. The left most bars represent median rents in the existing New 
Westminster purpose built rental housing stock as reported by CMHC, Fall 2017. Second 
from the left is the average rent charged for new secure market rental units in New 
Westminster (based on newly constructed market rental buildings) - there is a significant 
difference of $400-$500 between the two rents.  
 
The centre bars in Chart A1 represent two provincial rent thresholds set by government 
policy. They highlight the significant difference between the shelter component of 
income assistance and both existing market rent and new market rent. Housing Income 
Limits (HILS) rents are somewhat above the CMHC median rent in New Westminster, 
because HILS rents apply to the Metro Vancouver region. 
 
The two right most sets of bars depict what New Westminster non-subsidized renter 
households report paying for rent and what they can afford to pay based on their family 
type and household income in the 2016 Census.  
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Non-family households are paying approximately what they can afford and roughly the 
rent charged in the existing PBMR stock for 1 bedroom units. Family renter households 
on average report paying slightly less than they could afford for 2 bedroom units based 
on 30% of household income in 2016. Their average household incomes are more closely 
aligned with the rents of new 2 bedroom market units and this is likely the source of 
demand for newer, more expensive market rental housing.  
 
What is not captured in averages and medians is the fact that some long-term tenants in 
existing PBMR units are paying rent that is significantly below median market rent, as 
their rent increases have been limited by the Residential Tenancy Act (RTA) permissible 
rent increases for several years. 
 
Chart A1: Common rent measures and affordability thresholds, New Westminster 
 

 

Back to Agenda



To account for this fact, and to set a rent benchmark that ensures New Westminster 
residents can afford the rent in new non-market units created through an inclusionary or 
rental replacement policy, a new rent measure called “New Westminster Below Market 
Rent” is proposed.  It would be set as 10% below the annually reported CMHC rental 
market median rent, all years of construction, for New Westminster. The rationale is that 
this rent level helps to address the needs of current tenants who are paying well below 
market rents. Table A3 shows how this rent benchmark compares with the standard 
CMHC measure and more importantly, with rents charged for new secure market rental 
units in New Westminster. It shows that the proposed Below Market Rent is from 23% to 
34% below the rents charged in newly constructed rental units depending on unit type.   

 
Table A3 –New Westminster Target Rent Levels for Below-Market Rental Housing 
 

Rent Measures 
1 Bedroom 2 Bedroom 

CMHC Median Rent PBMR, all years, New 
Westminster (2018)   

$1,057 $1,407 

Below-Market Rent New Westminster - 
10% below CMHC Median Rent (above) $951 $1,266 

New construction secure market rents 
(average, New Westminster calculations 
2018) 

$1,451 $1,643 

Difference between average new construction 
secure market rent and below-market rent $ 

$500 $377 

Difference between average new construction 
secure market rent and below-market rent % 

34% 
 

23% 
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Inclusionary Housing Policies in Metro Vancouver Municipalities, November 2018  

As of November 2018, four Metro Vancouver municipalities have inclusionary housing 
policies for affordable housing: Vancouver (two policies), Richmond, City of North 
Vancouver and Port Coquitlam. The City of Burnaby had an inclusionary policy that 
applied to City-owned sites (1988), but it is no longer active. Other municipalities may 
(have) negotiated the inclusion of affordable housing on large sites or in projects on a 
case by case basis, as in the City of New Westminster.    

The City of Vancouver has two policies, one applying to large brownfield sites (Rezoning 
Policy for Sustainable Large Developments) and one for 100% rental buildings (called 
the Moderate Income Rental Housing Pilot Program). Richmond recently amended their 
Low End Market Rental Policy to increase the inclusionary requirement, and lower the 
number of units triggering a built inclusionary requirement. The City of North Vancouver 
is exploring development of an inclusionary policy for strata residential, while 
implementing their 10 10 Perpetuity Program for new rental development. The City of 
Port Coquitlam adopted an inclusionary policy in October 2018, requiring 10% non-
market units or floor space for sites seeking additional density through rezoning or OCP 
amendment. Although not surveyed here, the City of Victoria adopted an Inclusive 
Housing and Density Bonus Policy in September 2018. It applies to strata residential 
rezoning’s seeking bonus density, and targets 15% of units as affordable rental in Core 
Residential designations and 10% in other OCP designations.   

The policies vary in several ways, including the share of non-market units sought, which 
ranges from 10% to 30% of total proposed units or residential floor area. The range is 
likely due to differing market economics in each municipality. However, what is actually 
achieved may be quite different. There is also substantial variation in: 

The circumstances in which the policies apply:  
 large brownfield or greenfield sites, all multi-unit strata development, new market

rental development, with varied increases in density 

What is required to be provided: 
 provision of a site, built units at no cost or payment in lieu of built units

Level of affordability or target rent sought:  
 social housing (shelter component of Income Assistance, Rent Geared to Income,

BC Housing Housing Income Limits), moderate income rental or low end market 
rental (10% below current average or median rents), market rental or a 
combination 
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Length of the affordability period:  

 10 years (now changed to in perpetuity), 60 years or life of building, in perpetuity 
 
Who owns and/or manages the occupancy of the units secured:  

 Developer/building owner, city, non-profit, or unstated  
 
The original Vancouver large site rezoning policy, the current one, and Burnaby’s 
inactive policy were adopted when federal funding for social and cooperative housing 
was available and were/are intended to provide sites for non-market housing projects that 
would be constructed and operated with senior government housing program funding. 
Both Richmond’s and the City of North Vancouver’s policies were adopted when little or 
no senior government social housing funding was available and aimed to lever the 
creation of a modest amount of below-market rental housing through rezoning and 
density bonus policies.  
 
Municipality 
and Policy 

Applies to Inclusionary 
Target 

Affordability 
desired  

Occupancy 
Management 

Outcomes 

City of 
Vancouver 
Rezoning Policy 
for Sustainable 
Large 
Developments 
(1988, rev 2010, 
2014 and 2018) 

Development  
applications 
exceeding 
484,375 sq ft.  

30% 
residential 
floor area 
adopted July 
25, 2018. 
(formerly 
20%)  

Range. 
As of July 2018, 30% 
is to consist of 20% 
social housing 
(prioritizing transfer 
of sufficiently sized 
dirt sites) and 10% 
affordable to 
households earning 
between $30 - 
$80k/yr.  

Non-profits in 
past and likely 
future.  

Opportunities for 
1,700 social 
housing units and 
1,300 secure 
market rental 
units. Some sites 
achieved 20%, 
others did not.  
May include 
market rental 
units, sites for 
units etc.  

City of 
Vancouver. 
Moderate 
Income Rental 
Housing Pilot 
Program (2016) 

New 100% 
rental. 

20% Affordable to 
households earning 
between $30,000 and 
$80,000/yr. 

Landlord/ 
building owner 

20 proposals at 
pre-application 
stage.  

Richmond Low 
End Market 
Rental Policy 
2007 (rev 2016) 

Residential 
developments 
over 60 units 
built unit 
requirement, 
below that cash 
in lieu 

10% 
(previously 
5%)  

Low end market rent 
(LEMR) (10% below 
CMHC annual 
average market rent)  

Developer/ 
Investor but 
moving to non-
profit 

340 LEMR and 
425 subsidized 
units funded with 
cash in lieu 
contributions,  
Fall 2017.  

City of North 
Vancouver 10 
10 10 Policy 
(2016, rev July 
2018 to 10 10 
Perpetuity) 

New market 
rental seeking 
density bonus 

10%  Mid-market rental 
units. 10% below 
CMHC annual avg 
market rent, for 10 
years.  (July 2018 
changed to In 
perpetuity) 

Developer/ 
Investor/ 
Landlord 

41 mid-market 
rental units 
secured as of July 
2018 with first 
occupancy in 
2019. 
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The City of Vancouver has had the most experience with its inclusionary housing policy 
and, which has produced opportunities for 1,700 social housing units and 1,300 secure 
market rental units over 30 years. Other municipalities have less experience with 
inclusionary policies and outcomes are more modest. The policies tend to produce 
incremental results and on a project basis and outcomes can vary from policy targets.  
Additionally, in some municipalities, there is concern that developer/owners are not 
abiding by the terms of the Housing Agreement when operating below-market rental 
units for low income tenants.  
 
  

City of Port 
Coquitlam 
Affordable and 
Family Friendly 
Housing Policy 
5.05 (Oct 2018) 

Projects seeking 
density beyond 
current 
entitlements.  
Cash in lieu for 
3 or fewer 
units. 

Minimum of 
10% of 
additional 
units or 10% 
of additional 
floor area as 
secure non-
market rental 
housing units, 
whichever is 
greater 
 

Non-market housing 
in perpetuity or rental 
housing secured for 
20 yrs. 

Not specified Not applicable.  

Back to Agenda



Attachment C 

Ownership and Management of 
Units Secured Through Inclusionary 

Policies 

Back to Agenda



Ownership and Management of Below/Non-Market Units Secured Through Inclusionary 
Policies 

Engagement with Non-profits 

A workshop held in January 2018 with non-profit housing providers and municipal staff 
focused on two questions related to the non-profit role in owning and/or managing units 
secured through inclusionary policies:   

For municipalities: What do non-profits need to manage these units? 

For non-profit housing providers:  What are municipalities looking for in their 
inclusionary housing policies with respect to long term management?  

18 non-profit housing agency representatives and staff from five municipalities 
participated. Some non-profits who operate housing in New Westminster and in other 
municipalities with inclusionary policies, as well as some large non-profits who operate 
housing throughout Metro Vancouver.  Some non-profit providers had experience with 
managing inclusionary units (but typically for a short time), and while others had not 
there was general interest in exploring the concept. Most non-profit providers in 
attendance delivered independent social housing, not supportive housing.  

What we heard from non-profits:  
 Mission driven non-profits seek the best arrangement for their tenants, who

usually have very low income and need to pay rent geared to income  
 Non-profits seek inclusive communities and environments, but this may be in

different forms (i.e. scattered units versus clustered in one area of building) 
 Common access (elevator) and shared facilities was desired by some, but not by

others, for financial and management reasons 
 Some non-profits prefer a larger number of units to achieve economies of scale

(approx. 40), others will consider fewer units, and still others prefer very few 
units, around 5, to achieve integration within a building and in some cases, to 
share support workers  

 Ownership of the site/air space parcel/strata units is preferred or required by some,
but a lease and/or operation only is fine for some 

 Non-profits desire clarity about the municipal process of allocating inclusionary
units among non-profit housing providers, including what is expected of them and 
responsibility for long-term asset management  

 All prefer long term/in perpetuity management/control of units over short-term
(don’t want tenants to have to move after ten years)  
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 Non-profits are seeking municipal assistance in mitigating/navigating potential 
misalignment between developer and non-profit mission 

 Projects benefit by early non-profit engagement with developer/project, for 
example, in design phase to ensure appropriate fit 

 Many see a role for senior governments in order to improve affordability/level of 
subsidy  

 
Evaluation of occupancy management options  
 
In the traditional non-profit housing model, ownership or leasehold tenure, occupancy 
management and property management of non-market units is carried out by a non-profit 
housing provider. While ownership and management usually go hand in hand, in 
inclusionary scenarios, these functions may be separated and handled by different 
entities, with different missions, objectives etc. Different ownership structures of the 
below-market units can affect the financial viability of the inclusionary model. The way 
that occupancy management is handled (i.e. the selection and income verification of 
tenants) is important to ensure mission alignment and can have financial implications. 
Physical property management would usually be handled by the building owner or its 
property manager.  
 
Staff examined options for ownership and occupancy management of below/non-market 
units that would be secured in New Westminster through an inclusionary housing policy 
(in new multi-unit strata buildings) as follows:  
 
New Multi-unit Strata Buildings 

1. Developer/investor sells/transfers ownership of below/non-market units to the City 
at no or low cost (turnkey) and the City leases the units to a non-profit housing 
provider (from a list of prequalified entities created by City), which manages 
occupancy and property according to terms of a Housing Agreement  

2. Developer/investor sells/transfers ownership of the below/non-market units to a 
non-profit housing provider (from a list of prequalified entities created by City), at 
low or no cost, without direct City involvement, and non-profit manages occupancy 
and property according to terms of a Housing Agreement  

3. Developer/investor retains ownership of below/non-market units, but contracts with 
a non-profit management entity (vetted by the City) to manage occupancy, 
according to terms of a Housing Agreement. Property management could be by 
either party.  

4. Status quo – developer/investor retains ownership of below/non-market units and 
manages occupancy and property according to the terms of a Housing Agreement 

 
 
 
 

Back to Agenda



Preferred Options  
 
Evaluation criteria are based on best practice management principles and incorporate the 
City’s own experience, other municipalities’ experience, the non-profit perspective and 
legal opinion. Table C1 shows where each approach has been used regionally, if at all, 
whether it is a recommended approach, and the rationale.  
 
Table C1: Evaluation of Occupancy Management Options – Units secured through 
inclusionary housing policies in new multi-unit strata development                                    
 
 

Inclusionary units in new multi-
unit strata development                 Where used 

Who owns 
asset? 

Who 
manages 
tenants? Recommend Rationale 

Developer sells/transfers 
ownership of units to the City at 
no or low cost and the City leases 
to a non-profit to manage the 
units/tenants according to 
Housing Agreement  

City of 
Vancouver  City 

Non-profit, 
could be 

prequalified. Yes 

City retains control of asset.  
Could be Initial financial outlay 
by muni, and costs of holding if 
no suitable non-profit found. Staff 
time to manage lease up process.  
End of life issues. If strata lots, 
City has strata obligations. Less 
common in strata lot situations, 
more likely for ASP. 

Developer transfers ownership of 
the units to a non-profit directly, 
without City involvement, terms 
in Housing Agreement. 

PALs 
project, New 
Westminster Non-profit 

Non-profit, 
could be 

prequalified. Yes 

Very good performance. 
Downside is lack of municipal 
control over non-profit selection 
and perhaps tenant type.    Some 
non-profits prefer ownership of 
units to build equity and 
independence. 

Developer/developer agent retains 
ownership of units and contracts 
with occupancy management 
entity to  manage occupancy 
according to Housing Agreement.    None 

Developer/ 
Investor 

Occupancy 
management 
entity, could 

be 
prequalified. Maybe 

Developer ownership gives them 
asset control, and some financial 
benefits.   But contrary to 
developer mission and 
experience. Dependent on finding 
a qualified management entity 
interested in this kind of 
arrangement. Untested approach 
regionally in strata situation. 

Developer/developer agent retains 
ownership of units and manages 
occupancy according to Housing 
Agreement.  

 New 
Westminster, 
Richmond.  

Developer/ 
Investor 

Developer/ 
Investor No 

Current situation in New 
Westminster. Poor outcomes and 
difficult to enforce. Risk losing 
fidelity to Council policy 
objectives. Richmond is moving 
away from this model. 
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Management of Units Secured through Inclusionary Policies 

A suitable approach that ensures units are managed appropriately for the long term, for 
the intended tenant group, and at the desired affordability level is imperative otherwise, 
the effort to secure the units would be lost. Non-profit housing agencies, whose mission 
is to house low-income households, are best placed to manage tenant occupancy when 
units are secured through inclusionary housing policies.   

Management principles  

Based on research, best practices, and outreach with non-profit housing societies, staff 
developed the following management principles to guide development of an inclusionary 
housing policy: 

a) Below and non-market rental units secured through the inclusionary housing
policy serve the intended residents and household income levels for the life of the 
building. 

b) Below and non-market rental units are owned, or occupancy is managed, by
qualified non-profit housing societies or management entities. 

c) Housing agreements control the terms of occupancy management.
d) Regular reporting to the City on occupancy of below and non-market rental

housing units to ensure alignment with policy objectives.
e) Transparent process for allocating below and non-market rental units among non-

profit housing societies.
f) The non-profit manager /partner is brought into the process as early as practical.
g) The approach should be flexible to accommodate a variety of situations and non-

profits housing societies.
h) Minimizes the burden on City staff time.

Recommended occupancy management approaches 

Staff evaluated different options for ownership and occupancy management of below and 
non-market rental housing units secured in new multi-unit strata buildings through an 
inclusionary housing policy). Two approaches are recommended: 

a) Developer/ investor sells/transfers ownership of below/non-market rental units to
the City and the City leases to a non-profit housing provider which manages the 
units according to Housing Agreement terms.  

b) Developer/investor sells/transfers ownership of the units to a non-profit housing
society at no or low cost which manages the units according to Housing 
Agreement terms.     
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A third approach, where the developer retains ownership of the units with occupancy 
management by an experienced entity, is a hybrid option that is attractive, but relatively 
new and mostly untested, and was included for consideration in the financial analysis.  
 
A process to pre-qualify non-profit housing societies for participation in the City’s 
inclusionary program is recommended.  This would give the City certainty that there are 
suitable experienced non-profit housing societies with capacity over the long-term, and 
development applicants would be able to easily identify a qualified and interested partner.  
To this end, the City issued a Request for Expression of Interest to non-profit housing 
providers with a closing date of November 27, 2018. 17 responses were received and 
staff will be reviewing submissions and following up with proponents on the short term 
horizon.  
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Draft Inclusionary Housing Policy for Multi-unit Strata Residential Developments  

Staff developed the following principles to guide development of an Inclusionary 
Housing Policy.  

Principles 

a) New multi-unit strata residential development seeking additional density
contributes to the affordable rental housing supply

b) Below/non-market rental units serve a range of tenants corresponding to need in
the City of New Westminster

c) Occupancy management of below/non-market rental units ensures intended
tenants are served

d) Adaptable and family friendly housing policies apply
e) Below/non-market rental units are secured for the long-term
f) Applicants have clear information regarding municipal expectations
g) Requirements for City staff time, resources and risk are minimized
h) Density and built form respect the Official Community Plan (OCP) and are

suitable for the surrounding neighbourhood
i) Inclusive communities are created

Context 

Renters account for a significant portion of the City of New Westminster’s population 
and are an important part of the City’s social fabric. Generating an adequate supply of 
new rental housing that is affordable for very low and low income renters is a priority in 
New Westminster. The City’s Inclusionary Housing Policy is focused on the provision of 
on-site built affordable rental units in multi-unit strata development applications seeking 
additional density. The Inclusionary Housing Policy is intended to provide guidance to 
property owners of the City’s expectations for the delivery, ownership and management 
of affordable rental housing as a community amenity contribution. 

Purpose 

The purpose of the Draft Inclusionary Housing Policy is: 

 To help meet the city’s affordable rental housing needs by securing built below-
market and non-market rental units in new multi-unit residential strata
developments seeking additional density.
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 To ensure that below-market and non-market rental units secured through this 

policy effectively serve intended tenants and household income levels through 
City or non-profit housing society ownership.  
 

 To target household income levels corresponding to rental housing demand in 
New Westminster, including:  

 
a. Below-market rental units intended to meet rental demand for households 

earning between $30,000 and $75,000 per year 

b. Non-market rental units intended to meet rental demand for very low-
income households with incomes under $30,000 per year  

  To provide incentives to help make provision of affordable housing viable. 

 
Definitions 
 
The policy targets two different renter household income levels which correspond to 
rental housing demand in New Westminster: 

 Below-market rental units – To meet rental demand for households earning 
between $30,000 and $75,000 per year. Average below-market rent would be set 
at time of application at 10% below the currently reported Canada Mortgage and 
Housing Corporate (CMHC) rental market median rent, all years, for New 
Westminster. Units must be owned and managed by a non-profit housing 
organization. Annual rent increases as permitted under the Residential Tenancy 
Act. The following are illustrative below-market rents as of December 2018. 

Unit Type Below-Market Monthly Rents  

Studio $777 

1-Bedroom $951 

2-Bedroom $1266 

3-Bedroom $1,529 

Source: Based on CMHC Rental Market Report Fall 2018. 

 
 Non-market rental units – Intended to serve very low-income households with 

incomes under $30,000 per year.  All non-market units would have below-market 
rents, with a minimum of 50% of units renting at the shelter component of income 
assistance or rent geared to income, as determined by the non-profit housing 
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provider to meet client needs. Non-market units to be owned by the City or a non-
profit housing organization and managed by a non-profit housing organization.  

 

Downtown – means the area covered by the City of New Westminster Downtown 
Community Plan. 

Mainland – means the City of New Westminster excluding Downtown and 
Queensborough areas (Official Community Plan Land Use Designation Map 17, p. 160) 

 

Policy Scope 
 
The affordable housing contributions outlined in this policy apply to mid-rise and high-
rise strata residential development applications in the downtown, except as noted below, 
and mid-rise strata residential development applications in mainland New Westminster 
outside of the downtown.  
 
The following are exempted from this policy: 
 

 sites zoned RM-6A and which are designated for Residential – Mid Rise 
Apartment;  

 sites zoned RM-6B regardless of designation; 
 Projects developed under the City of New Westminster Secure Market Rental 

Policy  
 Large master planned areas such as Sapperton Green and the 22nd Street Station 

Area where a similar inclusionary policy approach is expected 

 
Scenarios not covered by the scope of this policy are still required to consider the 
inclusion of an affordable housing contribution; however this contribution would be 
negotiated on a case-by-case basis using the principles outlined in this policy.  
 
Policy Application 
 
The Official Community Plan (OCP) outlines suitable building forms and the Density 
Bonus Program may specify anticipated densities. For applications which are consistent 
with the Official Community Plan and the Density Bonus Program where applicable, 
there are three options provided that may be suitable in different situations. Applicants 
may choose from the following options: 
 

 Option 1 – provision of a minimum of 10% of total units as below-market rental 
units with a payment to developer based on the rental income option; 

 Option 2 -  provision of a minimum of 7.5% of total units as non-market rental 
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units with no payment to developer; or 
 Option 3 – provision of a minimum of 20% of total units as non-market rental 

units (to be negotiated), with a contribution to the developer to assist in 
construction costs.  

Options 1 or 2 are financed internally (e.g. by the development applicant), whereas 
Option 3 depends upon a contribution from an outside source such as BC Housing or 
Canada Mortgage and Housing Corporation.  

Option/Outcome  Inclusionary Housing 
Minimum 

Incentives 
 
 

OPTION 1) TURNKEY BELOW-
MARKET RENTAL UNITS SOLD TO 
A PRE-QUALIFIED NON-PROFIT 
BASED ON RENTAL INCOME 
 
Developer constructs the below-market 
units and sells the units to a non-profit 
operator who would own and manage the 
units.  The non-profit’s payment to the 
developer is based on the maximum 
mortgage supportable from the net 
income generated by the units.  
 

10% of total units in a 
project are below-market 
rental units. 
 

Below-market rental unit floor 
space is excluded from the 
density bonus calculation.  
 
Density bonus payments reduced 
by 30% 
 
Secure Market Rental Policy 
parking provisions apply 
 
On mixed use sites, 
consideration of exclusion of 
grade level commercial space 
from FSR 

5% of total units in a 
project are below-market 
rental units for sites zoned 
RM-6A which are 
designated residential 
highrise. 
 

 
OPTION 2) TURNKEY NON-MARKET 
RENTAL UNITS PROVIDED TO PRE-
QUALIFIED NON-PROFIT OR CITY 
AT NO COST 
 
Built non-market units transferred by 
developer to a pre-qualified non-profit 
housing operator or to the City housing at 
no cost. 

7.5% of total units in a 
project are non-market 
rental units.  
 

Same as Option A  
 
Plus…. 
 
Reduced parking for non-market 
rental units may be considered in 
areas well served by transit with 
suitable supporting analysis and 
TDM measures  
 
Expedited processing 
 
Potential eligibility for Greater 
Vancouver Sewerage and 
Drainage District Development 
Cost Charge Waiver For 
Affordable Housing 
 
Potential eligibility for Translink 
DCC Waiver For Affordable 
Housing 

5% of total units in a 
project are below-market 
rental units for sites for 
sites zoned RM-6A which 
are designated residential 
highrise. 
 

 
OPTION 3) TURNKEY NON-MARKET 
RENTAL HOUSING, PARTNERSHIP 
WITH PRE-QUALIFIED NON-PROFIT 
AND PAYMENT OF CONSTRUCTION 

20% of total units in a 
project are built non-
market rental housing units 
(target to be negotiated). 

Same as Option B  
 
Plus…. 
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COSTS 
 
Built non-market rental housing units 
transferred to a pre-qualified non-profit 
housing partner with up-front payment 
per sq. ft. to developer towards 
construction costs for built non-market 
rental units, to be negotiated. 

Additional density above OCP 
maximum subject to land use and 
livability constraints. 

 
Development Requirements Exceeding Existing Policy Framework 
 
Development applications which propose to exceed densities anticipated through the 
Density Bonus Program or which propose OCP amendments are expected to provide 
significantly more below/non-market rental housing units than outlined above. The three 
options above would still apply and the amounts would be negotiated on a case by case 
basis. 
 

Unit mix and size guidelines for below-market/non-market rental units 
 
The unit mix reflects the requirements of the New Westminster Family-Friendly Housing 
Policy for rental units. Unit sizes are based on BC Housing Design Guidelines 2018. 
Below/ non-market rental units provided should be consistent with the unit sizes listed 
below. City to be flexible based on the population served. 
 

Number of 
Bedrooms 

Share of Units Unit Size 

Studios   
75% 

350 sq. ft. 

1-Bedroom  525 sq. ft. 

2-Bedroom  20% 725 sq. ft. 

3-Bedroom  5% 925 sq. ft 

 

Cash in lieu provision 
 
Council priority is for delivery of built below/non-market rental units. If the applicant can 
demonstrate to the City’s satisfaction that a suitable partnership with a pre-qualified non-
profit housing society for ownership of the built units is not possible, the City will 
consider other options, including City ownership of the units or a cash contribution of 
$200,000 per affordable housing unit (adjusted periodically to reflect current market 
conditions). The per unit cash contribution would be placed in the City’s Affordable 
Housing Reserve Fund. 
 
The City’s priority would be to utilize cash-in-lieu contributions to secure new non-
market housing units, as determined by the City’s Affordable Housing Reserve Fund 
policy. 
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Flexibilities 
 
Where applicants can demonstrate unique development circumstances and financial 
hardship such that development viability is compromised, the City will consider 
negotiating for different outcomes. Financial analysis undertaken to support a case for 
hardship would be required. Where the applicant and non-profit partner can demonstrate 
that a different outcome is desirable to meet tenant needs, the City will consider 
negotiating for different outcomes.  
 
Grace period  
 
It is recommended that a four month grace period after the date when the policy is 
adopted (the effective date) be allowed before the policy is applied. Complete 
applications that have been made to the City prior to the effective date and that receive 
Council approval within 18 months will be exempt from the Inclusionary Housing Policy.  
 
Pre-qualified non-profit housing agencies 
 
The City will supply applicants with a list of pre-qualified non-profit housing societies 
and foundations that have expressed interest in partnering on affordable housing projects 
in the City. The City reserves the right to determine suitable target populations for 
below/non-market rental units. Applicants are responsible for finding a suitable pre-
qualified partner, as early as possible in the project development cycle.  
 
Requirements 
 
As a condition of approval, applicants / partners will be required to enter into a Housing 
Agreement pursuant to Section 483 of the Local Government Act and other legal 
mechanisms deemed necessary with the City of New Westminster specifying: 

a) Eligible tenants and tenant incomes for below/non-market rental units; 
b) Starting rents for below/non-market rental units; 
c) Transfer of built below/non-market rental units in air space parcel (preferred) or as 

strata lots to pre-qualified non-profit partner or City of New Westminster;   
d) Below/non-market rental units secured as rental units for life of building or 60 

years, whichever is greater; 
e) Non-profit housing society or City ownership; 
f) That the applicant/non-profit housing partner will verify tenant eligibility for new 

below-market units (household income cannot exceed 4 times annual rent);  
g) That the applicant/non-profit housing partner will verify tenant eligibility for 

existing below-market tenants every five years (household income cannot exceed 
5 times annual rent); 

h) An annual report to be provided to the City of New Westminster on the operation 

Back to Agenda



of the below /non-market rental units;  
i) No additional charges, such as parking or storage, permitted for below/non-market 

tenants; 
j) Below/non-market tenants have access to all amenities at no charge; and 
k) Other conditions as agreed. 
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