


agencies and where a minimum of 30% of the units are rented to households with incomes below the Housing
Income Limits, and with deeper affordability requirements for projects located in the Downtown Eastside.
Regardless of these basic requirements, staff will continue to work with government and non-profit partners to
secure investments to achieve deeper affordability wherever possible.

Impact of CAC.s on housing prices:
Housing unit price reflects market demand

Land value is determined by the projected revenues less the costs of developing a project and assumed a
reasonable return to the developer

Development charges and contributions, including CACs, are generally considered part of the costs of
development which means developers incorporate these costs into their project proformas and this sets the
price a developer is willing to pay for the land.

An independent report conducted by Coriolis Consulting in 2019 found that there is no evidence CACs are
causing housing prices to rise or are reducing affordability in Vancouver.

The full report entitled “CAC Policy and Housing Affordability: Review for the City of Vancouver, April 2019” can
be found on the city website: https://vancouver.ca/files/cov/CAC-coriolisconsulting-final-report-april-2019.pdf

Prioritizing CAC Allocation:
CAC's provide important funding to offset the cost of important neighbourhood amenities, (housing, childcare,
community centres). With growth comes increased pressure on local and city-wide facilities and services.
Ensuring access to amenities and services, identified through area planning process benefits everyone.

Our current adopted Community Plans (e.g. Marpole Community Plan, Grandview-Woodlands Community Plan,
etc.) include comprehensive public benefits strategies which guide allocation and implementation of community
amenities in response to needs associated with growth (in-kind and cash contributions).

The Vancouver Plan is set to engage thousands of Vancouver residents and stakeholders in a series of important
conversations. These conversations will include identifying needs and priorities of residents which will help
inform the basis of a city-wide needs assessment called a public investment strategy.

During the engagement phase of the Vancouver Plan, staff expect to gain insight and learn more from
participants on their ideas regarding the effective allocation of community amenities (at a high level). This early
information will support further work on policy approaches to local and city-wide allocation of CACs.

In the interim, current Community Plans and related public benefit strategies (i.e. in the West End, Cambie
Corridor, Norquay, Grandview Woodland, etc) will continue to prioritize affordable housing, childcare and other
amenities.

Any prioritization of CACs aimed at developing affordable housing that serves households under a certain
income band, should be considered by Council as part of the VAHEF report back in late spring of 2020. This
request has been forward to the Housing Team for consideration.

Allocation of CACs:
As noted above, Staff will be exploring approaches to city-wide allocation of CACs through the Vancouver Plan
and further CAC Policy updates.

In creating a more equitable CAC allocation system, we will be able to achieve CAC funded amenities in a variety
of Vancouver neighborhoods that are experiencing growth through rezonings.

CACs are prioritized in and around the neighborhood in which the rezoning takes place. However in the policy
update, the City will consider CACs to be allocated to city-wide serving amenities provided they benefit the
community in which the rezoning takes place.

CAC Allocation - Operating vs. Capital Investments:
The 2014 Provincial CAC guidelines are clear that CACs should only be for capital and not operating investments.
Operating endowments are inevitability depleted as the cash is received on a one-time basis. A more appropriate



funding mechanism is the city supported grant program that provides ongoing funding to non-profit operators lik
Neighborhood Houses.

The City does not use CACs to fund the operating costs of its own facilities.

Capital renovations may qualify for CACs — these are limited to additions, expansions, or upgrades that provide
improved functionality to an existing building or structure thereby providing a linkage or nexus to growth.

CAC vs. DCLs:
Both DCLs and CACs are growth-related tools, but DCLs can only be spent on replacement housing, childcare,
parks, transportation, and utilities. All spending of DCLs and CACs is approved by Council.

CACs can pay for the same basket of goods as DCLs and more

In situations where both funding sources are used, the CAC is used on top of the DCL in order to make the
project whole/ viable.

DCLs are a city-wide development contribution tool in that they are collected from new development, deposited
in dedicated reserves and spent on a city-wide basis based on council approved capital plans.

CACs secured from rezonings are either delivered on-site or are allocated and spent in the neighborhood of the
rezoning. The recommended CAC allocation change in this report will allow consideration of some CAC spending

towards city-wide serving amenities.

Non-city ownership on in-kind CAC amenities:
City has introduced this option to enable some flexibility in the delivery of public benefits, the updated policy
will allow certain in-kind CACs to not be owned by the City provided that a series of conditions are met.

Conditions are specified in the CAC Policy, but generally speaking, the City would require a non-City owned
facility to include a comparable standard to something offered by the City (i.e. accessible to residents, affordable
to residents, guaranteed service delivery for the long-term, design / facility standard) provided there is a
demonstrated need for the facility. The in-kind facility will be secured on title in perpetuity.

In the event that an operator of a non-City owned in-kind CAC facility can no longer be run by a senior level of
government, Indigenous, and/or non-profit organization:

> b. The City will have the option to purchase the in-kind CAC for a nominal amount if a senior level of
government, Indigenous, and/or non-profit organization is unable to continue ownership of the in-kind

CAC;
> c. The City will have the option to lease the in-kind CAC for a nominal amount if a senior level of
government, Indigenous, and/or non-profit organization is unable to continue operation of the in-kind

CAC;
(from Page 7 of the updated CAC Policy)

CAC Target for Southeast False Creek:

The SEFC CAC Target has been adjusted for annual inflation since 2013 (under the City’s annual inflationary
adjustment system), but not recalibrated since it was first implemented.

Since the CAC Target only applies to privately owned M-2 sites, the Southeast False Creek area, there are only a
handful of sites where the CAC target would be applied

SEFC rezonings adopt a ‘hybrid’ approach to CACs whereby the target CAC approach is used to convert from M-2
uses to residential under the ODP density limit, and the policy that allows for extra density above the ODP limit
uses a negotiated CAC approach. The negotiated approach has been successful in securing significant value in
CACs over the past decade for delivery of public benefits in Southeast False Creek.

Staff expect that the CAC Target will have a positive impact on non-market housing given that SEFC CACs must
be allocated entirely to affordable housing.

If an application for social housing came forward on privately-owned sites in SEFC, the exemption policy would








