CITY CLERK'S OFFICE
Access to Information & Privacy Division

File No.: 04-1000-20-2025-014

March 10, 2025

s.22(1)

Dear $:22(1)

Re: Request for Access to Records under the Freedom of Information and Protection
of Privacy Act (the “Act”)

| am responding to your request of January 7, 2025 under the Freedom of Information and
Protection of Privacy Act for:

Record of all previously publicly issued documents within the following two
categories:
1. "Bulletin, Tenant Relocation and Protection Policy, Process and
Requirements" document (TRPP Bulletin); and
2. "City Fact Sheet on the City's Tenant Relocation Policy and Information on
the Residential Tenancy Act" document, also known as "Vancouver Renter
Information for Market Housing."

Date range: January 1, 2022 to January 1, 2025.

All responsive records are attached.

Under Part 5 of the Act, you may ask the Information & Privacy Commissioner to review any
matter related to the City’s response to your FOI request by writing to: Office of the Information
& Privacy Commissioner, info@oipc.bc.ca or by phoning 250-387-5629.

If you request a review, please provide the Commissioner’s office with: 1) the request number

(2025-014); 2) a copy of this letter; 3) a copy of your original request; and 4) detailed reasons
why you are seeking the review.

City of Vancouver, CITY CLERK'S OFFICE
Access to Information and Privacy Division
453 West 12" Avenue

Vancouver, British Columbia V5Y 1V4 Canada
Tel: 3-1-1, Outside Vancouver 604-873-7000
Website: vancouver.ca


mailto:info@oipc.bc.ca

Yours truly,
[Signed by Cobi Falconer]

Cobi Falconer, MAS, MLIS, CIPP/C
Director, Access to Information & Privacy

If you have any questions, please email us at foi@vancouver.ca and we will respond to you as
soon as possible. You may also contact 3-1-1 (604-873-7000) if you require accommodation or
do not have access to email.

Encl. (Response Package)
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Bulletin

Tenant Relocation and Protection Policy — Process and
Requirements

Effective June 19, 2019
Last amended August 20, 2022

Authority: Director of Planning
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Regulatory References

) Tenant Relocation and Protection Policy, amended June 19, 2019

Background and Context

This Bulletin (‘the Bulletin’) provides further information on the Tenant Relocation and Protection Policy approved by
Council. The requirements and guidelines contained in this document are used in conjunction with the Tenant Relocation
and Protection Policy to assess rezoning and development permit applications where tenants will be affected or displaced
due to major renovation or redevelopment.

Community plans and policy statements contain policies related to tenant stability and protections. The process
requirements outlined in this bulletin apply to those policies unless otherwise specified. For further details on renter
protections and to access forms, checklists, and example documents refer to the Protecting Renters and Rental Housing
webpage.

1 Applicability

1.1 Applicable Housing Types and Geography
The Tenant Relocation and Protection Policy applies to the following instances:

(a) The “primary” rental stock, where the purpose of the building is to operate rental housing in the long-term. This
includes existing:

e purpose-built rental housing;
e  buildings with rental units above commercial spaces; and
e  multiple conversion dwellings with five or more units.

(b) Non-profit social and co-op housing. This includes existing:

e non-profit social housing, defined as rental housing that is owned and/or operated by a non-profit organization
or government partner; and

e non-profit co-op housing, defined as a co-op that meets the terms of section 173 of the provincial Co-operative
Association Act and section 149(1)(1) of the federal Income Tax Act.

(c) the “secondary” rental stock (such as rented houses, secondary suites, laneways, rented units in strata
developments, etc.) where there is a proposal for a new multiple dwelling (e.g. townhouse, apartment) of five or
more units involving the consolidation of two or more lots

e Inthe Broadway Plan area, this policy also applies to rented units in strata condominium apartment
developments (not including other secondary rental such as rented houses, secondary suites, multiplexes,
townhouses etc.) where there is a proposal for a new multiple dwelling of 5 or more units that does not
involve lot consolidation.

Exclusions:

. The Tenant Relocation and Protection policy is applicable in all zoning districts except for agricultural areas
City of Vancouver Page 3
Tenant Relocation and Protection Policy Bulletin August 2022

City of Vancouver - FOI 2025-014 - Page 3 of 105


https://vancouver.ca/people-programs/protecting-tenants.aspx
https://vancouver.ca/people-programs/protecting-tenants.aspx

. The Tenant Relocation and Protection policy does not apply to other types of co-ops aside from non-profit co-ops as

defined in 1.1(b) (e.g. equity co-ops)
° Section 1.1 (c) regarding “secondary” rental stock does not apply to:

0 instances where a previous owner of a house, strata, or equity co-op unit has sold the property to a
developer, and is now occupying unit as a tenant;

0 tenancies with a length two years or less as of the date of submission of the development permit in
cases where a rezoning is not required or rezoning application in cases where rezoning is required where
the tenancy commenced after transfer of the property;

0 proposed redevelopment or renovation on a single site;
0 proposed redevelopment of a new multiple dwelling of fewer than five units; and
0 consolidation of contiguous parcels where the principal dwelling straddles the property line(s).

Note: In cases where there is existing policy on resident relocation in co-ops (e.g. the False Creek South Provisional
Resident Protection and Retention Plan), the requirements of existing policy supersede these guidelines.

Note: The exclusion for tenancies that commenced following the property transfer with a length two years or less as of the
application submission date is intended to avoid penalizing owners who are renting out secondary rental units in order to
comply with the City’s Empty Homes Tax during the process of assembling sites for redevelopment.

1.2 Eligible households

(a) Unless an exclusion applies, all tenants residing in an applicable housing type, as defined in 1.1, for one year or more
at the time the rezoning or development permit application is opened are eligible for compensation and assistance

under this policy.

For all tenants, compensation and assistance is to be provided on a per household basis, where household is defined
as one or more individuals who have entered into a single tenancy agreement.

(b) Roommates: In the case of people under a single tenancy agreement who wish to relocate to separate alternate
accommodations, additional support may be required. In these cases, City staff will have discretion to require that
each person under the tenancy agreement is provided individual assistance. This applies to the following Tenant

Relocation Plan components:
e moving expenses (Section 2.1(d));
e finding new accommodations if requested (Section 2.1(e)); and/or

e determining whether individuals under a single tenancy agreement are low income or facing additional barriers

to relocation or securing appropriate housing (Section 2.1(j)) and associated support (2.1(f)).

(c) Timing of assistance: In cases where tenants move out prior to receiving a notice to end tenancy from the landlord,
tenants are still entitled to full financial compensation and additional supports they are eligible for under the Tenant

Relocation and Protection Policy.

1.3 Applicable permits

The Tenant Relocation and Protection Policy applies to rezoning applications and development permit only applications

not requiring a rezoning involving existing tenants (see Section 1.1).

City of Vancouver Page 4

Tenant Relocation and Protection Policy Bulletin August 2022
City of Vancouver - FOI 2025-014 - Page 4 of 105



Stand-alone building and trades permits that are not associated with a development permit are not covered by the Tenant
Relocation and Protection Policy.

1.4 Residential Tenancy Act requirements for all residential tenancies

In all cases, including where the Tenant Relocation and Protection Policy does not apply, landlords issuing a notice to end
tenancy for landlord’s use for renovation, demolition, or conversion must still provide renters with notice, compensation,
and right of first refusal as required by the Residential Tenancy Act (RTA).

e As per Section 49(2) of the RTA, a landlord giving notice to end tenancy for landlord’s use for renovation,
demolition, or conversion may end a tenancy no earlier than 4 months after the date the tenant receives the
notice.

e Atenant who receives a notice to end a tenancy for landlord's use of property is entitled to receive from the
landlord on or before the effective date of the landlord's notice an amount that is the equivalent of one
month's rent payable under the tenancy agreement.

A tenant has a right of first refusal to enter into a new tenancy agreement at a rent determined by the landlord if the
landlord ends their tenancy to renovate or repair the rental unit. This right of first refusal applies only to a rental unitin a
residential property containing 5 or more units. Tenants may exercise their right of first refusal using the approved form
(RTB 28) accessed on the RTA tenancy forms webpage.

Note: The Residential Tenancy Act and associated guidelines provide specific guidance pertaining to whether a landlord
may end a tenancy in order to undertake renovations or repairs to a rental unit. If a landlord wants to end a tenancy for
extensive renovations or repairs, they need to apply for an Order of Possession from the Residential Tenancy Branch.
There will be a dispute resolution proceeding where an arbitrator will decide if ending the tenancy is the only way to
complete this work.

More information on these requirements is available on the RTA webpage and in the following RTA guidelines:

2A. Ending a Tenancy for Landlord Use

2B. Ending a Tenancy to Demolish, Renovate, or Convert a Rental Unit to a Permitted Use

50. Compensation for Ending a Tenancy

2 Tenant Protection for Market Rental Housing Development

2.1 Tenant Relocation Plan

Applicants seeking a rezoning or development permit for redevelopment or major renovations resulting in permanent
relocation of tenants in existing residential rental units will provide a Tenant Relocation Plan. This type of work typically
results in the entire building, or part of the building, being demolished or emptied.

At a minimum, the Tenant Relocation Plan must include the following components:
(a) Early communication with tenants, including:

e Aletter sent by the applicant to all tenants outlining the proposed project and expected timeline, to be pre-
approved by City Staff, along with:

0 the City’s Renter Information for Market Rental Housing fact sheet on the City’s Tenant Relocation Policy
and Information on the Residential Tenancy Act; and
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0 the City’s mandatory Needs Assessment or “Tenant Needs Survey”, sent and collected by the City, to
identify specific preferences, special circumstances, as well as any low income tenants or tenants with
other housing barriers;

e A mandatory meeting at the outset of the project with tenants and applicant for projects with ten or more
occupied rental units on site. City Staff are required to be in attendance at these meetings.

0 For proposed rezoning projects, this meeting will be held during the enquiry process, prior to the
submission of the rezoning application. For proposed development permit projects, this meeting will be
held shortly after the development permit application has been submitted.

0 For projects with fewer than ten occupied rental units on site, one-on-one meetings with the tenants
and applicant are required.

0 Materials presented at initial mandatory tenant meetings and one-on-one meetings with tenants must
be presented to City staff for approval prior to the meetings.

e  Ongoing communication regarding the progress of the development and tenant relocation process at key
milestones. This may include letters to tenants with project updates, regular tenant meetings or office hours
on site; and

e  Provision of a primary point of contact for tenants and City Staff that will be kept current for the duration of
the Tenant Relocation Plan.

Note: The City’s Renter Information for Market Rental Housing fact sheet on the City’s Tenant Relocation Policy and
Information on the Residential Tenancy Act will be required to be sent to tenants early in the process, and ideally be
coordinated with the mandatory tenant meeting (in buildings of ten or more units). Applicants are required to provide
tenant contact information to the City so the City may send and collect the mandatory Needs Assessment through a secure
platform. Limited tenant information will be provided back to the applicant so they may create a Tenant Relocation Plan as
required by this Policy. Applicants are required to sign a Tenant Relocation and Protection Privacy Agreement to ensure the
secure and proper use and destruction of private tenant information prior to receiving any information from the
mandatory Needs Assessment.

(b) Financial compensation provided based on length of tenancy:
e 4 months’ rent for tenancies up to 5 years;
e 5 months’ rent for tenancies over 5 years and up to 10 years;
e 6 months’ rent for tenancies over 10 years and up to 20 years;
e 12 months’ rent for tenancies over 20 years and up to 30 years;
e 18 months’ rent for tenancies over 30 years and up to 40 years; and
e 24 months’ rent for tenancies over 40 years

This can take the form of free rent, a lump sum payment, or a combination of both. This is generally at the discretion of the
owner, but the tenant may express preference.

In cases where tenants leave the building prior to receiving a notice to end tenancy from the landlord, tenants are still
entitled to financial compensation under the Tenant Relocation and Protection Policy, as noted in Section 1.2.

(c) Temporary rent top-up option for tenants in the Broadway Plan area
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In lieu of financial compensation based on length of tenancy (Section 2.1(b)) tenants interested in returning to the new

building may instead choose to receive a temporary rent top-up when they are in interim housing to mitigate rent increases

they may experience while waiting to exercise their Right of First Refusal. This option applies to projects proposing new

secured purpose-built rental housing.

vi.

The temporary rent top-up will be equal to the difference between the tenants’ existing rent, set at the time
of rezoning approval in principle following a public hearing or the ‘prior-to’ letter of approval in the case of a
development permit only application, and the rent in their new unit, refer to the Renter Relocation Resources

for Owners and Developers webpage to access the Rent Top-Up Calculation Form.

A new unit may be secured by either the tenant themselves, or with assistance from the applicant, in both
cases the applicant is responsible for payment of the temporary rent top-up. It is at the applicants’ discretion
how the rent top-up is paid (e.g. monthly or a lump sum, direct deposit or cheque etc.); however, the tenant
may express preference. For details on requirements for cases where the applicant provides assistance finding
new accommodation for the tenant, refer to Section 2.1(e).

In cases where the tenant secures their own unit, the rent top-up will be provided up to a
maximum of the difference between the tenant’s existing rent and the average market rent by
unit type for newer rental units in the City of Vancouver, as published annually by the Canada
Mortgage and Housing Corporation (CMHC). Table 1 provides the current applicable rents for
this top-up calculation.

Table 1: 2022 Average Rents for Rent Top-Up Calculations
Under the Broadway Plan

Unit Type CMHC Average Market Rents for Newer Units? ‘
Studio $1,690
1-bedroom $2,039
2-bedroom $2,724
3-bedroom or larger $3,759

1 Average city-wide rents for the City of Vancouver for units built since 2005, as published by CMHC in the 2021
Rental Market Survey Data Tables.

Any permitted RTA rent increases during the period the tenant is receiving the rent top-up will be split
between the tenant and applicant in proportion to the amount of the top-up as compared to the full rent for
the new unit, refer to the Renter Relocation Resources for Owners and Developers webpage to access the

Rent Top-Up Calculation Form.

The tenant is responsible for paying any security and pet damage deposits in the new accommodation. If a

tenant’s original unit included heat and hot water and their new interim unit rent does not include these costs
then the applicant will provide an additional $1,500 to mitigate these interim utility costs. This will be paid in a
lump sum amount and may be combined with the moving expenses provided to the tenant per Section 2.1(d).

The applicant-paid rent top-up period starts when the tenant enters into a new tenancy agreement for a new
unit.

The rent top-up period ends one month after the move-in date for the Right of First Refusal unit, refer to
Section 2.1(g). In the case where the tenant chooses to not exercise their Right of First Refusal the final rent
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top-up will be paid for the rental period following the issuance of an Occupancy Permit for the applicant’s
project. For example, if the rental period is from the first month to the last day of the month, and the
Occupancy Permit is issued on August 5%, the final rent top-up paid by the applicant would be for the month
of September.

vii. Timing of top-up payments:

e  Where the tenant is receiving the top-up and paying their landlord, the top-up payment must be
received 14 days before the rent is due.

e  Where the applicant is paying the landlord directly, the top-up payment must be received per the
tenancy agreement deadlines.

viii. Applicant will be required to provide a copy of the tenancy agreement for the new interim unit that includes
the monthly rent to City Staff so that rent top-up amounts may be verified.

Note: Staff may require evidence that rent top-ups are being paid in a timely manner per this policy (e.g.
records of direct deposits, copies of cheques etc.).

ix. Ending atenancy during the rent top-up period:

e Ifatenantis evicted due to a delay or inaccurate payment of the rent top-up the applicant is responsible
for providing the tenant assistance finding alternate accommodation per Section 2.1(e), covering moving
expenses per Section 2.1(d), and providing a rent top-up as needed per Section 2.1(c).

e [fthe interim landlord ends a tenancy per the RTA at the fault of the tenant, the applicant is not
responsible for continuing to pay a rent top-up for the tenant.

e [fthe interim landlord ends the tenancy per the RTA for legal reasons such as landlord use of property
not at the fault of the tenant, then the tenant will find their own new housing and continue to be eligible
for a rent top-up per Section 2.1 (c) and moving expenses per Section 2.1(d). The new rent top-up is
calculated based on the same existing rent as the initial top-up and whatever rent in the new unit is, up
to the maximum permitted by Section 2.1(c)ii. The applicant is not required to provide assistance finding
alternate housing.

e [f atenant wants to end a tenancy during their rent top-up period for whatever reason they must
provide their landlord notice per the RTA and inform the applicant to ensure continuation of rent top-up
payments. The original top-up amount plus permitted RTA rent increases as per Section 2.1(c) will stay
the same regardless of any new rent amount in the new accommodation.

(d) Arrangement at the choice of the applicant for an insured moving company or a flat rate payout for moving
expenses as follows:

e S$750 for studio or 1-bedroom households; and
e $1,000 for two or more bedroom households.

Moving expenses are only required to be paid once at initial move out, with the exception of circumstances notes in
Section 2.1(c)ix and Section 2.1(e)i. In the case of roommates under a single tenancy agreement who wish to relocate to
separate alternate accommodations, City staff may require the applicant to cover moving arrangements for each tenant
relocating separately. Staff discretion will be used to determine cases when separate moving expense coverage for each
tenant will be required. Staff judgment will be based on reasonably accommodating the tenants” wishes.
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In cases where tenants leave the building prior to receiving a notice to end tenancy from the landlord, tenants are still

entitled to insured moving company assistance or moving expense payment under the Tenant Relocation and Protection

Policy.

(e) Assistance finding new accommodations

All eligible tenants will be offered the option of assistance from the applicant or their representative with identifying

alternate accommodations.

Additional support will be required for low income tenants or tenants with other barriers to housing (as
defined in Section 2.1(j)) who request assistance, such as:

Assistance in securing an affordable housing option, such as a unit in the applicant’s portfolio, a unit in
non-market social/co-op housing, or a market unit. Applicant will be required to provide proof that an

affordable housing option has been secured (e.g. documentation that an affordable housing option has
been secured through the applicant’s portfolio, other options in the market, non-market housing).

Note: Affordable is generally defined as 30% or less of household income, unless otherwise agreed to

with the tenant;

Assistance in securing an accessible unit or other appropriate unit type (e.g. supportive housing, assisted
living facility) for tenants with other barriers to securing appropriate housing (as per 2.1(j));

If a permanent option cannot be secured immediately, an interim measure may be considered. Interim
measures may include providing a rent top-up that bridges the difference between the tenant’s current
rent, or what they can afford to pay, and the rent in the tenant’s new housing until a permanent option
is secured. The interim housing option must be suitable for the tenant in the same way as required for

the permanent option. Moving expenses must be provided for relocation to permanent housing as well

as relocation to and from any interim accommodations.

e The City will not issue an Occupancy Permit until a permanent housing option has been secured. If the

General Manager of Arts Culture and Community Services, having considered the interests of the

tenants and the applicant, is satisfied that withholding the Occupancy Permit would be unreasonable,

the City may accept alterative options to the provision of a permanent housing option, including the

continuation of interim measures based on confirmation a permanent option is to be secured in the

near-term.

For all other tenants requesting assistance: The applicant will be required to demonstrate that all reasonable

effort has been made to provide 3 options that best meet the tenant’s identified priorities as detailed in the

mandatory Needs Assessment and additional 1-1 conversations, such as:
e  Stated budget preference
e Neighbourhood

e Specific preferences (e.g. pet-friendly, close to schools, smoke-free, etc.)

With respect to the tenant’s stated budget preferences, City staff discretion will be used to assess whether the

applicant has identified housing options for the tenant that meets reasonable tenant stated budget preference.

Staff will assess reasonable tenant budget preferences for alternate accommodation in relation to average market

rent for a private rental apartment for the respective year, as published by the Canadian Mortgage and Housing

Corporation in its annual Rental Market Report.

City of Vancouver

Tenant Relocation and Protection Policy Bulletin

Page 9

August 2022

City of Vancouver - FOI 2025-014 - Page 9 of 105



iii. For all tenants requesting assistance: All options should be in Vancouver, unless otherwise specified by the
tenant.

In all cases, applicants should take efforts to minimize disruption to existing residents, e.g. consideration of timing
for relocation vis a vis the school year for families.

Staff may also request additional support with alternative accommodations for any/all tenants, such as:

e  Assistance with the Provincial SAFER or RAP application process where appropriate; or partnering with
health organizations and other non-profit services; and

e Atenant relocation specialist appointed by the applicant (e.g. cases where there are a large number of
low income tenants, tenants facing housing barriers, or other circumstances as needed).

If site layout permits, applicants are encouraged to implement a phased redevelopment process whereby residents
can be relocated in stages to other properties on the site without ending tenancies.

iv. Tenants requesting assistance will be offered a unit appropriate to their household as defined by the CMHC
National Occupancy Standard with consideration for tenant preferences and additional needs as identified in

the mandatory Tenant Needs Assessment or provided with a rent-top up option per Section 2.1(c) before
issuing a demolition permit.

v. Tenants are responsible for engaging in the process of securing alternate accommodation with assistance from
the applicant or their representative, this may include:

e Applying for the identified alternate accommodation options provided to them;
e  Meeting with prospective landlords and providing relevant information as required; and/or
e Attending scheduled viewings of potential units

(f) Assistance with relocation

For tenants facing additional housing or relocation barriers as defined in 2.1(j), additional supports will be required.
The applicant may be required to give a stipend to offset relocation difficulties (e.g. up to $2,500) and/or pay for
costs related to the relocation such as pet deposit payment, unit modifications, etc. Furthermore, relocation
supports may be required, such as assistance applying for housing, packing, translation services, etc.

Note: Some tenants may qualify for both support securing an affordable unit per 2.1(e) and additional relocation
support as per 2.1(f).

(g) Right of First Refusal

i.  Existing tenants shall be provided Right of First Refusal to move back into the new building with a 20%
discount off starting market rents, or at the new non-market rents in circumstances when the replacement
unit is social housing, in the following scenarios:

e  Projects proposing new secured market rental housing, or where one-for-one replacement of rental
units are required under the Rental Housing Stock ODP. The new secured market rental housing units or
replacement rental units will be secured for a term of 60 years or life of the building, whichever is
greater, through legal agreements, or any other legal mechanism deemed necessary.

e  Projects proposing new below-market rental units. Tenants will be offered Right of First Refusal to
below-market units provided they meet the eligibility requirements under those policies.
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e  Projects proposing new social housing, or where rental units are replaced with social housing (e.g. in
certain areas identified in the West End Plan). Tenants will be offered right of first refusal, provided they
meet the eligibility requirements for the new social housing unit. If the project also includes secured
rental, they will also be offered right of first refusal to the market rental portion.

e  Projects renovating existing rental housing units that require vacant possession per Section 49 of the BC
Residential Tenancy Act.

ii. Existing tenants in the Broadway Plan area shall be provided Right of First Refusal to move back into the new
building with a 20% discount off city-wide average market rents by unit type for the City of Vancouver as
published by the CMHC, set at the time of Occupancy Permit issuance, or at their current rent at the time of
rezoning approval or the ‘prior-to’ letter of approval in the case of a development permit only application,
whichever is less. Table 2 provides the current right of first refusal rents at 20% below city-wide average
market rents.

Table 2: 2022 Right of First Refusal Rents at 20% Below City-wide Average Market Rents for the
City of Vancouver

Unit Type 20% Below CMHC City-wide Average Market Rents? ‘
Studio $1,077
1-bedroom $1,216
2-bedroom $1,683
3-bedroom or larger $2,293

2The 20% discount is applied to the city-wide average market rents for the City of Vancouver for units of all ages, as
published by CMHC in the 2021 Rental Market Survey Data Tables

This Right of First Refusal at discounted rents may be satisfied in another rental building within or outside the
Broadway Plan area in order to enable the option for a single move by the impacted tenant. Should the tenant
agree to this option, the applicant will not be required to offer the Right of First Refusal again in the new
building once complete.

Where Broadway Plan policies require a certain percentage of new residential floor area to be below-market
rental units secured at 20% below city-wide average market rents, units allocated to returning tenants
exercising their Right of First Refusal will be counted toward the below-market rental housing requirements.
Returning tenants are not required to be income tested in order to be offered their Right of First Refusal at
discounted rents.

Note: Income information is required to assess a tenants’ eligibility for additional support under Section
2.1(e)j.

iii. In Broadway Plan area, returning tenants will be offered a unit appropriate to their household as defined by
the CMHC National Occupancy Standard. If the number of bedrooms has increased or decreased from their

initial unit type, as per occupancy standards, the tenant will be offered the 20% discount off city-wide average
market rents for that unit type and not their current rent as per Section 2.1(g)ii to reflect the change in unit

type.
iv. The discounted rents provided to returning tenants exercising their Right of First Refusal per Section 2.1(g) will

be in place for the duration of the tenancy. Rents can be increased over time by the allowable rent increases
set out annually by the Provincial Residential Tenancy Branch.
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v. Returning tenants will have first choice of a unit in advance of tenanting to the general public.

vi. In cases where the tenant previously had a pet under a pet-accommodating tenancy, the tenant shall be
offered a pet-friendly unit as part of their Right of First Refusal. This requirement shall be waived if the
General Manager of Arts, Culture and Community Services deems the nature of the pet(s) to be unreasonably
onerous to accommodate.

vii. Tenants are required to indicate their interest in the taking up the right of first refusal to the applicant via the
City Right of First Refusal form prior to vacating their unit. Applicants are required to contact tenants 6 months
prior to expected occupancy of the new building to offer tenants to return to the building. Tenants then have
45 days to respond with their continued interest in returning to the building via email, phone, or letter. If the
tenant has expressed continued interest, the applicant must arrange for a viewing and lease offer upon
building completion.

In cases where there is no response from the tenant, the applicant must demonstrate they have reached out
via email, phone and registered mail to the tenant contact information provided before staff will consider
their Tenant Relocation Plan complete.

Note: Expressing an interest in returning to the building via the Right of First Refusal form does not require the
tenant to return.

(h) Requirements for Ending Tenancies must comply with rules under the RTA

Under the RTA, there are two ways to end tenancies for the purposes of renovation, demolition, or conversion of an
existing rental property - a notice to end tenancy for landlord’s use of the property for renovation, demolition, or
conversion or a Mutual Agreement to End Tenancy.

e A4-month Notice to End Tenancy may not be issued until all City permits are issued (e.g. Development
Permit, Building Permit, Demolition Permit)

e  For applicants offering tenants a Mutual Agreement to End Tenancy, a Tenant Relocation Plan as per
Section 2.1(a) — 2.1(g) above, must also be offered to all eligible tenant households at the same time and
in a manner that allows the tenant to easily compare the two offers, and must make clear that the
tenant may choose which offer to accept.

(i) Interim and Final Tenant Relocation Report

i.  An Interim Report on the Progress of Tenant Relocation must be approved prior to the issuance of a
Demolition Permit in cases where the building is being demolished as a result of redevelopment. In cases of
major renovations where the building is not being demolished, the Interim Report will be required prior to the
issuance of a development permit. For rezonings, the City may request an additional Interim Report after
Public Hearing in cases where a significant period of time has elapsed since the Public Hearing.

The Interim Report must include:

e Names of tenants who have ended tenancy, the reason for its end (e.g. Tenant Decision or Mutual
Agreement to End Tenancy), the outcomes of their search for alternate accommodation (if assistance
requested) and, where applicable, the number and amount of temporary rent top-ups to be provided
and copies of tenancy agreements for the new units and, if requested by staff, a notarized
declaration demonstrating that temporary rent top-ups will be paid in a timely manner per 2.1(c);
and
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e Names of tenants remaining in the building and the status of the applicant’s search for relocation
options (if assistance requested) and/or additional assistance as required through their Tenant
Relocation Plan.

ii. Prior to the issuance of the Occupancy Permit, a Final Tenant Relocation Report must be approved and
include:

e Names of the tenants;
e  QOutcome of their search for alternate accommodation;

e Asummary of the monetary value given to each tenant (e.g. moving costs, rent, temporary rent top-

up etc.); and

o Where applicable, proof that a Right of First Refusal at the required discounted rent was offered to
the tenant.

City staff may require evidence of the outcome of the search for alternate accommodations, including:
e  Proof of options provided;
e  Proof of units secured for low-income tenants (e.g. copy of the lease); or
e  Proof of other interim assistance provided for low-income tenants.

(1) Determining low income tenants and tenants facing additional housing barriers to relocation or securing
appropriate housing:

Existing low income tenants and tenants facing additional housing barriers are identified through the mandatory
Needs Assessment and on-going communication with tenants, per 2.1(a) above.

i. Low income tenants: For the purposes of 2.1(e)(i), a tenant is considered to be low income in the following
instances:

e Households including singles, couples, and roommates without dependents with (e.g. children under
19, adult children with a disability or senior parent) a gross (before tax) income of $30,000 or less;

e Households including singles, couples, and roommates with one or more dependents (e.g. children
under 19, adult children with a disability or senior parent) with a gross (before tax) income of
$50,000 or less.

The low income thresholds stated above apply for the 2019 calendar year. These income thresholds will be adjusted
annually by the same rate as the maximum allowable rent increase under the BC Residential Tenancy Act, published
for each calendar year by the Residential Tenancy Branch. This maximum allowable rent increase rate is based on
the rate of inflation. Table 3 provides the current maximum income thresholds.

Table 3: 2022 Tenant Relocation and Protection Policy Low Income Thresholds

Annual Adjustment Household Without Dependents Household With Dependents
2022 1.5% $31,679 $52,798
2021 1.4% $31,211 $52,018
2020 2.6% $30,780 $51,300
2019 N/A $30,000 $50,000
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Self-reported incomes provided via the mandatory Needs Assessment may be subject to verification (e.g. provision
of tenant household’s Notices of Assessment from CRA) by City staff prior to final approval of the Tenant Relocation
Plan prior to Development Permit issuance.

ii. Tenants facing additional barriers to relocation or securing appropriate housing: For the purposes of 2.1(e)
and (f), City staff will apply discretion to review information provided by the applicant and tenants (e.g. via
the mandatory Needs Assessment) and identify tenants:

e  Who face housing barriers apart from, or in addition to, low income that require additional support
in securing an appropriate housing unit. These barriers may include: requiring an accessible unit, or
having mental or physical health issues that pose a barrier to housing security;

e  Who may need support with the relocation process due to physical, mental or other barriers to
relocation (e.g. household requires translation services, is deaf or hard of hearing, is visually
impaired, has hoarding issues).

2.2 Tenant Assistance for renovation work where tenancies are maintained

(a) The Residential Tenancy Act and associated guidelines provide specific guidance pertaining to whether a landlord may
end a tenancy in order to undertaken renovations or repairs to a rental unit. In order to end tenancies for renovations,
renovations or repairs must be:

e So extensive that they require the unit to be empty in order for them to take place, and;
e The only way to achieve this necessary emptiness or vacancy must be by terminating the tenancy.

For more information, please refer to Residential Tenancy Policy Guideline 2, Ending a Tenancy for Landlord’s Use of
Property.

(b) Temporary Relocation Option - For renovations where tenants are required to leave their unit for more than one day,
but where tenancies do not need to end, provide a temporary relocation option to tenants, including:

e Communication to the tenant specifying the scope of work required and length of time the tenant needs to be out
of the unit;

e Reduced rent, payment in proportion to the temporary relocation costs incurred by relocating to other suitable
accommodation, or provision of temporary accommodation (e.g. in another unit in the building, hotel, etc.).

i.  Documentation may be required to verify the offer of temporary accommodation or reduced rent.

ii. Ifthe scope of work changes, the applicant will be required to communicate the changes to the tenant.
Correspondence with tenants may be requested by Staff. In addition, Staff may require the tenant relocation
strategy to be revisited (e.g. provide full Tenant Relocation Plan per Section 2.1) depending on the new scope
of work.

(c) Non-Impact Statement - In cases where tenants will not be affected from renovations (e.g. all work can be completed
with tenants in place), applicants will be requested to provide a Statement of Non —Impact.

i.  The statement will be notarized and include a declaration that tenants will not be required to leave their
units and that tenancies will not be affected as a result of the proposed work.

ii. Applicants will be required to post notices in visible locations and provide each unit with a letter giving
information of the ongoing work, expected timelines, and stating that no tenancies will be required to end as
a result of the work. Copies of communications will be required by City staff.
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iii. If the scope of work changes and tenants are required to leave their rental unit for more than a day,
applicants will be required to provide a temporary relocation offer per Section 2.2(b) or a permanent Tenant
Relocation Plan as described in 2.1, depending on the nature and extent of the scope change. These changes
will also need to be communicated to tenants in a letter and by posted notice.

3 Resident Relocation in Non-Market Housing Development

3.1 Plan requirement for redevelopment of Non-Profit social housing

Applicants seeking a rezoning or development permit for non-profit social housing will provide a Tenant Relocation Plan
when tenants in existing residential rental or social housing units will be displaced. This work typically results in the entire
building, or part of the building, being demolished or emptied.

At a minimum, the Tenant Relocation Plan must include the following components:
(a) Ensure permanent rehousing options that limit disruption to residents

The applicant should limit the impact of relocation on existing residents by making every effort to secure a
permanent replacement option meeting affordability requirements in Section 3.1(b) that involves minimal moves
for each resident and prioritizes options in the current neighbourhood:

e |[fsite layout permits, implement a phased redevelopment process whereby residents can be relocated in
stages to other properties on the site without ending tenancies

e |dentify available units in other properties in the applicant’s portfolio, with preference for the existing
neighbourhood

e Contact other non-profit social and co-op housing operators to identify unit availability within their portfolio in
an effort to maintain a similar living environment, with preference for the existing neighbourhood

e  Consider of options for communities of residents to relocate together
e Identify other suitable accommodation in the existing neighbourhood
e Add residents to BC Housing registry waitlist

A relocation specialist may also be required to assist with identifying housing preferences and identifying suitable
relocation options.

Where the recommendations above have been exhausted and no suitable option has been identified, the applicant
will explore other options for suitable alternate accommodation that are affordable to the resident. This may
include options in other neighbourhoods or outside of the City of Vancouver if the resident agrees to consider this.

In all cases, applicants should take efforts to time relocations and find relocation options to minimize disruption,
e.g. consideration of the school year for families and/or location with respect to school districts, access to transit,
etc.

City staff will assess the Tenant Relocation Plan by determining that the applicant has made all reasonable efforts
to minimize disruption to residents through the redevelopment process. To determine that the applicant has made
all reasonable efforts, City staff may request the applicant to provide information outlining the details of the
applicant’s attempt to identify affordable housing options that limit disruption to tenants and align with tenant
priorities identified through the recommended Non-market Needs Assessment. Information may include:
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e Documentation of housing search
e  Applicant statements detailing rationale of the tenant relocation approach to minimize disruptions to tenants
(b) Maintain affordability for existing residents

The relocation plan must provide a suitable and affordable replacement accommodation option for all residents that
is:

e  For existing non-market housing residents paying rent-geared-to-income, priced at rents that are no higher

than what they are eligible for under the current subsidy program.

e  For all other tenants, priced at rents that are no more than the higher of either 30% of household gross

(before tax) income (based on incomes at time of development application) or the tenant’s current rent.

e  Fortenants eligible for or receiving RAP/SAFER the rent will be set at no more than the regional RAP or SAFER
maximum rent.

e  Of a unit type in accordance with CMHC National Occupancy Standards, with discretion to accommodate other
family arrangements.

e Income testing by the applicant/operator per standard practice will be required for all units to determine the
affordability requirements for alternate accommodations. Assistance with income testing may be provided as
deemed necessary.

City staff may require proof that an affordable replacement accommodation has been provided to each tenant.
Documentation that may be requested by staff includes:

e Details on replacement accommodation, including rent level
e Tenant income levels to determine affordability

e  RAP or SAFER proof of application

(c) Support with relocation and consideration of special circumstances
Moving Expenses:

e Moving expenses must be provided for relocation to permanent housing as well as relocation to and from any
temporary accommodations (i.e. in the case of a phased redevelopment or where a resident is taking up the
Right of First Refusal. Refer to Section 3.1(e));

0 Aninsured moving company may be hired by the applicant, with all arrangements and costs covered; or
0 Aflat rate of $750 for bachelor and 1-bed; and $1,000 for 2 or more bed units.
Support for special circumstances:

e The applicant is encouraged to utilize a Needs Assessment Survey and one-on-one meetings to identify any
special circumstances that may need to be addressed as part of the relocation process (e.g. seniors, persons
with disabilities, mental health issues, hoarding, etc.).

e  When special circumstances are identified, staff may require the applicant to provide additional supports to
assist the tenant with any significant additional challenges, such as partnering with health organizations or
other services.
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Compensation:

e  For social housing residents, an amount equal to one month free rent compensation in line with RTA if
tenancies are being ended. One month compensation is also required in cases where tenancies are being
amended to a new unit address on or off-site.

e The applicant may offer additional compensation as part of a relocation allowance
(d) Communication and Engagement with Residents

All residents will be provided with advance notice and ongoing communication of the need to relocate, the
relocation process, and any additional moves, including:

e An upfront mandatory meeting with tenants and applicant for projects with ten or more existing rental units
on site. City Staff are required to be in attendance at these meetings.

e  For rezoning applications, this meeting will be held during the enquiry process, prior to the submission of the
rezoning application. For development permits, this meeting will be held shortly after the development permit
application has been submitted.

e  For projects with less than ten existing rental units on site, one-on-one meetings with the tenants and
applicant are required. Staff may require documentation of materials presented at meetings.

e A Needs Assessment Survey is encouraged to be sent to all tenants to identify specific preferences or special
circumstances.

e The City’s fact sheet on the Tenant Relocation and Protection Policy and Information on the Residential
Tenancy Act to be sent to all tenants.

e Ongoing communication regarding the progress of the development and tenant relocation process, e.g. via
regular correspondence, tenant meetings or office hours on site.

e  Provision of a primary point of contact for tenants.

Note: The City’s Renter Information for Non-Profit Social Housing fact sheet on the Tenant Relocation and
Protection Policy and Information on the Residential Tenancy Act will be required to be sent to tenants early in the
process. It is recommended that applicants send tenants a Needs Assessment Survey to better understand their
needs and preferences for relocation ideally be coordinated with the mandatory tenant meeting. The Needs
Assessment Survey may be required in certain circumstances. Applicants are encouraged to use the City template
form for the Non-market Needs Assessment.

Proper notice to end tenancies will be provided in accordance with existing Provincial policy.
(e) Right of First Refusal

The applicant will be required to demonstrate that all reasonable efforts have been taken to pursue funding in order
to provide all residents with the right of first refusal to return to the new development at rents as per Section 3.1(b).
If the applicant demonstrates that this requirement is not feasible for all residents, then the applicant may be
required to develop priority criteria for Right of First Refusal e.g. priority for longer-term tenants or tenants who
qualify based on income. Tenants who do not receive Right of First Refusal will be provided a permanent affordable
housing option as per Section 3.1(a).

Tenants are required to indicate their interest in the taking up the right of first refusal to the applicant via the City
Right of First Refusal form prior to vacating their unit. Applicants are required to contact tenants 6 months prior to

City of Vancouver Page 17

Tenant Relocation and Protection Policy Bulletin August 2022
City of Vancouver - FOI 2025-014 - Page 17 of 105



expected occupancy of the new building to offer tenants to return to the building. Tenants then have 45 days to
respond with their continued interest in returning to the building via email, phone, or letter. If the tenant has
expressed continued interest, the applicant must arrange for a viewing and lease offer upon building completion.

Note: Expressing an interest in returning to the building via the Right of First Refusal form does not require the
tenant to return.

(f) Interim and Final Tenant Relocation Report

i. AnInterim Report on the Progress of Tenant Relocation must be submitted prior to the issuance of a
Demolition Permit in cases where the building is being demolished as a result of redevelopment. In cases of
major renovations where the building is not being demolished, the Interim Report will be required prior to the
issuance of a development permit. For rezonings, the City may request an additional Interim Report after
Public Hearing in cases where a significant period of time has elapsed since the Public Hearing.

The Interim Report must include:

e Names of tenants who have ended tenancy, the reason for its end (e.g. Tenant Decision or Mutual
Agreement to End Tenancy) and the outcomes of their search for alternate accommodation (if
assistance requested); and

e Names of tenants remaining in the building and the status of the applicant’s search for relocation
options (if assistance requested) and/or additional assistance as required through their Tenant
Relocation Plan.

ii. Prior to the issuance of the Occupancy Permit, a Final Tenant Relocation Report must be submitted and
include:

e Names of the tenants;
e  QOutcome of their search for alternate accommodation; and
e A summary of the monetary value given to each tenant (e.g. moving costs, rent, etc.).
City staff may require evidence of the outcome of the search for alternate accommodations, including:
e  Proof of options provided;
e  Proof of units secured for low-income tenants (e.g. copy of the lease); or

e Proof of other interim assistance provided for low-income tenants.
3.2 Plan requirement for renovations in Non-Profit social housing where tenancies are
maintained

For guidance on requirements for renovations in existing non-profit social housing, refer to Section 2.2 (Tenant assistance
for renovation work where tenancies are maintained).

4 Guidelines for Non-Profit Co-op Housing

The Tenant Relocation and Protection Policy guidelines for non-profit co-ops are as follows:
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e  Non-profit co-ops undertaking redevelopment are required to submit a resident relocation plan to the City. The City’s
policy will provide general guidance to non-profit co-ops for a resident relocation plan based on the draft principles
outlined;

e  Meeting these resident relocation guidelines will not be mandatory for non-profit co-ops; however, non-profit co-ops
proposing a different approach from these guidelines will be asked to provide a rationale for their decision; and

e Inareas where there is existing policy or guidance on resident protection and relocation (e.g. False Creek South), the
requirements of existing policy supersede these guidelines.
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Non-profit co-ops are asked to consider the following guidelines:

Table 1: Tenant Relocation and Protection Guidelines for Non-Profit Co-op Housing

Guideline Additional Detail

Identify options for The relocation plan should minimize the impact of relocation on existing
interim and final members and the co-op community by identifying interim relocation
relocation that approaches that allow co-op members to move as a block.

prioritize maintaining
the co-op community Co-op members should have right to return to the new co-op, unless
otherwise agreed to.

Maintaining For existing members paying subsidized housing charges geared to
affordability for income, priced at levels that are no higher than what they are currently
existing members in paying.

the interim and in the
new co-op For all other existing members, housing charges priced at no more than
30% of their incomes, unless otherwise agreed to.

Supporting with Moving expenses should be provided both for the initial relocation as
relocation and well as the return to the new co-op.

consideration of
special circumstances The co-op is encouraged to utilize a member survey and/or meetings to
identify any special circumstances that may need to be addressed as part
of the relocation process (e.g. seniors, persons with disabilities, mental
health issues, hoarding, etc.).

Communication and All members will be provided with advance notice and ongoing
engagement with communication of the need to relocate, the relocation process, and any
members additional moves.

Communications to co-op members should be provided at the following
stages:

e Notification of the intent to vote on redevelopment

e  Following vote on the intent to redevelop

e  Prior to submission of a formal application to redevelop
e  Priortoissuance of development permits

5 Vacant Buildings

Special requirements apply where the rental building is vacant at the time of application as a consequence of:
e Avacant possession having been a condition of property purchase; or
e A Notice to Vacate was issued without all proper permits and necessary approvals in place.

In these cases, the application will need to be supplemented by additional information as requested by the General Manager of
Arts, Culture and Community Services and Director of Planning detailing and on request providing the supporting documents and
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legal notices delivered to the tenants so as to afford the General Manager of Arts, Culture and Community Services and Director of
Planning the ability to confirm and verify that the process by which the building was vacated was, to the best of their knowledge,
carried out in compliance with the Tenant Relocation and Protection Policy and the RTA. The City may require follow-up
statements and declarations in these circumstances. Applicants should therefore expect longer application and approval timelines
in these circumstances.

6 Submission Requirements

This section describes the tenant relocation submission process and the required documentation. All forms, contact email and
phone and other resources are located on the “Renter relocation resources for owners and developers” webpage.

6.1 For projects where a Tenant Relocation Plan is required

e A Market Rental or Non-Market Rental Tenant Relocation Application Form must be submitted with every Rezoning
or development permit application. All tenants must be included, although the Tenant Relocation Plan requirements
will only apply to eligible tenants as described in Section 1 above.

e  Early Communication with tenants is important. For rezonings, applicants are encouraged to communicate in writing
with tenants at the start of the inquiry stage. The objective is to inform tenants about the intent to redevelop and
provide information on the process and timelines involved. For development permits, applicants are encouraged to
begin written communication with tenants when the application is opened.

Note: Notices to End Tenancies are not to be issued at this stage.

e The Tenant Relocation Plan will be evaluated by staff during the rezoning and development permit process. Once the
Plan has been agreed to by the applicant and staff, the applicant should communicate the terms of the Tenant
Relocation Plan to all eligible tenants. A notarized declaration must be submitted to the City demonstrating that each
tenant has been given written notice of the intent to redevelop the property, the number of units occupied on the
date of the notice, and includes copies of a letter addressed to each tenant summarizing the Tenant Relocation Plan
offer and signed as received by each tenant.

Applicants are strongly encouraged to provide tenants with the Right of First Refusal Request Form, where
applicable, as part of their communication with tenants. See Section 2.1(g) for more information.

e AFinal Tenant Relocation Report, as outlined in Section 2.1(i), must be approved prior to the issuance of the
occupancy permit.

e Legal Agreements - for projects where the right of first refusal is required, (described in Section 2.1(g) and 3.1(e)):

0 Inthese cases, the rental units and the right of first refusal will be secured through legal agreements, (e.g.
Housing Agreement pursuant to section 565.2 of the Vancouver Charter, including no stratification and no
separate sales covenants), or any other legal mechanism deemed necessary by the Director of Legal Services
and the General Manager of Arts, Culture and Community Services for a term of 60 years or life of the building,

whichever is greater.

6.2 For projects where tenancies are maintained

(a) A Market Rental or Non-Market Rental Tenant Relocation Application Form must be submitted with every Rezoning
or development permit application. All tenants must be included, although the Tenant Relocation Plan requirements
will only apply to eligible tenants as described in Section 1.
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(b) If after the evaluation of the Market Rental or Non-Market Rental Tenant Relocation Application Form, staff

determine that tenants will not be permanently displaced as a result of the proposed work, a Temporary Relocation
Option or Non-Impact Statement will be provided by the applicant.

A Temporary Relocation Option Statement must include details on temporary relocation options provided
and/or reductions in rent for each tenant and must be notarized with a declaration that tenancies will not
be affected as a result of the work completed.

A Non-Impact Statement must be notarized with a declaration that tenancies will not be affected as a result
of the work completed.

(c) Communication with tenants: applicants are encouraged to provide written communication with tenants during the

permitting process with information on the proposed project, as well as to let them know tenancies will not be
disrupted.

For more detailed information on the tenant relocation process, including access to application forms, templates, and
checklists, refer to the Protecting Renters and Rental Housing webpage.
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Appendix

Bulletin requirements that apply in the Broadway Plan area refer to the geography illustrated in Map A below.

Map A: Broadway Plan Area
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Bulletin

Tenant Relocation and Protection Policy — Process and
Requirements

Effective June 19, 2019
Last amended February 3, 2023

Authority: Director of Planning
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Regulatory References

) Tenant Relocation and Protection Policy, amended June 19, 2019

Background and Context

This Bulletin (‘the Bulletin’) provides further information on the Tenant Relocation and Protection Policy approved by
Council. The requirements and guidelines contained in this document are used in conjunction with the Tenant Relocation
and Protection Policy to assess rezoning and development permit applications where tenants will be affected or displaced
due to major renovation or redevelopment.

Community plans and policy statements contain policies related to tenant stability and protections. The process
requirements outlined in this bulletin apply to those policies unless otherwise specified. For further details on renter
protections and to access forms, checklists, and example documents refer to the Protecting Renters and Rental Housing
webpage.

1 Applicability

1.1 Applicable Housing Types and Geography
The Tenant Relocation and Protection Policy applies to the following instances:

(a) The “primary” rental stock, where the purpose of the building is to operate rental housing in the long-term. This
includes existing:

e purpose-built rental housing;
e  buildings with rental units above commercial spaces; and
e  multiple conversion dwellings with five or more units.

(b) Non-profit social and co-op housing. This includes existing:

e non-profit social housing, defined as rental housing that is owned and/or operated by a non-profit organization
or government partner; and

e non-profit co-op housing, defined as a co-op that meets the terms of section 173 of the provincial Co-operative
Association Act and section 149(1)(1) of the federal Income Tax Act.

(c) the “secondary” rental stock (such as rented houses, secondary suites, laneways, rented units in strata
developments, etc.) where there is a proposal for a new multiple dwelling (e.g. townhouse, apartment) of five or
more units involving the consolidation of two or more lots

e Inthe Broadway Plan area, this policy also applies to rented units in strata condominium apartment
developments (not including other secondary rental such as rented houses, secondary suites, multiplexes,
townhouses etc.) where there is a proposal for a new multiple dwelling of 5 or more units that does not
involve lot consolidation.

Exclusions:

. The Tenant Relocation and Protection policy is applicable in all zoning districts except for agricultural areas
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. The Tenant Relocation and Protection policy does not apply to other types of co-ops aside from non-profit co-ops as

defined in 1.1(b) (e.g. equity co-ops)
° Section 1.1 (c) regarding “secondary” rental stock does not apply to:

0 instances where a previous owner of a house, strata, or equity co-op unit has sold the property to a
developer, and is now occupying unit as a tenant;

0 tenancies with a length two years or less as of the date of submission of the development permit in
cases where a rezoning is not required or rezoning application in cases where rezoning is required where
the tenancy commenced after transfer of the property;

0 proposed redevelopment or renovation on a single site;
0 proposed redevelopment of a new multiple dwelling of fewer than five units; and
0 consolidation of contiguous parcels where the principal dwelling straddles the property line(s).

Note: In cases where there is existing policy on resident relocation in co-ops (e.g. the False Creek South Provisional
Resident Protection and Retention Plan), the requirements of existing policy supersede these guidelines.

Note: The exclusion for tenancies that commenced following the property transfer with a length two years or less as of the
application submission date is intended to avoid penalizing owners who are renting out secondary rental units in order to
comply with the City’s Empty Homes Tax during the process of assembling sites for redevelopment.

1.2 Eligible households

(a) Unless an exclusion applies, all tenants residing in an applicable housing type, as defined in 1.1, for one year or more
at the time the rezoning or development permit application is opened are eligible for compensation and assistance

under this policy.

For all tenants, compensation and assistance is to be provided on a per household basis, where household is defined
as one or more individuals who have entered into a single tenancy agreement.

(b) Roommates: In the case of people under a single tenancy agreement who wish to relocate to separate alternate
accommodations, additional support may be required. In these cases, City staff will have discretion to require that
each person under the tenancy agreement is provided individual assistance. This applies to the following Tenant

Relocation Plan components:
e moving expenses (Section 2.1(d));
e finding new accommodations if requested (Section 2.1(e)); and/or

e determining whether individuals under a single tenancy agreement are low income or facing additional barriers

to relocation or securing appropriate housing (Section 2.1(j)) and associated support (2.1(f)).

(c) Timing of assistance: In cases where tenants move out prior to receiving a notice to end tenancy from the landlord,
tenants are still entitled to full financial compensation and additional supports they are eligible for under the Tenant

Relocation and Protection Policy.

1.3 Applicable permits

The Tenant Relocation and Protection Policy applies to rezoning applications and development permit only applications

not requiring a rezoning involving existing tenants (see Section 1.1).
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Stand-alone building and trades permits that are not associated with a development permit are not covered by the Tenant
Relocation and Protection Policy.

1.4 Residential Tenancy Act requirements for all residential tenancies

In all cases, including where the Tenant Relocation and Protection Policy does not apply, landlords issuing a notice to end
tenancy for landlord’s use for renovation, demolition, or conversion must still provide renters with notice, compensation,
and right of first refusal as required by the Residential Tenancy Act (RTA).

e As per Section 49(2) of the RTA, a landlord giving notice to end tenancy for landlord’s use for renovation,
demolition, or conversion may end a tenancy no earlier than 4 months after the date the tenant receives the
notice.

e Atenant who receives a notice to end a tenancy for landlord's use of property is entitled to receive from the
landlord on or before the effective date of the landlord's notice an amount that is the equivalent of one
month's rent payable under the tenancy agreement.

A tenant has a right of first refusal to enter into a new tenancy agreement at a rent determined by the landlord if the
landlord ends their tenancy to renovate or repair the rental unit. This right of first refusal applies only to a rental unitin a
residential property containing 5 or more units. Tenants may exercise their right of first refusal using the approved form
(RTB 28) accessed on the RTA tenancy forms webpage.

Note: The Residential Tenancy Act and associated guidelines provide specific guidance pertaining to whether a landlord
may end a tenancy in order to undertake renovations or repairs to a rental unit. If a landlord wants to end a tenancy for
extensive renovations or repairs, they need to apply for an Order of Possession from the Residential Tenancy Branch.
There will be a dispute resolution proceeding where an arbitrator will decide if ending the tenancy is the only way to
complete this work.

More information on these requirements is available on the RTA webpage and in the following RTA guidelines:

2A. Ending a Tenancy for Landlord Use

2B. Ending a Tenancy to Demolish, Renovate, or Convert a Rental Unit to a Permitted Use

50. Compensation for Ending a Tenancy

2 Tenant Protection for Market Rental Housing Development

2.1 Tenant Relocation Plan

Applicants seeking a rezoning or development permit for redevelopment or major renovations resulting in permanent
relocation of tenants in existing residential rental units will provide a Tenant Relocation Plan. This type of work typically
results in the entire building, or part of the building, being demolished or emptied.

At a minimum, the Tenant Relocation Plan must include the following components:
(a) Early communication with tenants, including:

e Aletter sent by the applicant to all tenants outlining the proposed project and expected timeline, to be pre-
approved by City Staff, along with:

0 the City’s Renter Information for Market Rental Housing fact sheet on the City’s Tenant Relocation Policy
and Information on the Residential Tenancy Act; and
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0 the City’s mandatory Needs Assessment or “Tenant Needs Survey”, sent and collected by the City, to
identify specific preferences, special circumstances, as well as any low income tenants or tenants with
other housing barriers;

e A mandatory meeting at the outset of the project with tenants and applicant for projects with ten or more
occupied rental units on site. City Staff are required to be in attendance at these meetings.

0 For proposed rezoning projects, this meeting will be held during the enquiry process, prior to the
submission of the rezoning application. For proposed development permit projects, this meeting will be
held shortly after the development permit application has been submitted.

0 For projects with fewer than ten occupied rental units on site, one-on-one meetings with the tenants
and applicant are required.

0 Materials presented at initial mandatory tenant meetings and one-on-one meetings with tenants must
be presented to City staff for approval prior to the meetings.

e  Ongoing communication regarding the progress of the development and tenant relocation process at key
milestones. This may include letters to tenants with project updates, regular tenant meetings or office hours
on site; and

e  Provision of a primary point of contact for tenants and City Staff that will be kept current for the duration of
the Tenant Relocation Plan.

Note: The City’s Renter Information for Market Rental Housing fact sheet on the City’s Tenant Relocation Policy and
Information on the Residential Tenancy Act will be required to be sent to tenants early in the process, and ideally be
coordinated with the mandatory tenant meeting (in buildings of ten or more units). Applicants are required to provide
tenant contact information to the City so the City may send and collect the mandatory Needs Assessment through a secure
platform. Limited tenant information will be provided back to the applicant so they may create a Tenant Relocation Plan as
required by this Policy. Applicants are required to sign a Tenant Relocation and Protection Privacy Agreement to ensure the
secure and proper use and destruction of private tenant information prior to receiving any information from the
mandatory Needs Assessment.

(b) Financial compensation provided based on length of tenancy:
e 4 months’ rent for tenancies up to 5 years;
e 5 months’ rent for tenancies over 5 years and up to 10 years;
e 6 months’ rent for tenancies over 10 years and up to 20 years;
e 12 months’ rent for tenancies over 20 years and up to 30 years;
e 18 months’ rent for tenancies over 30 years and up to 40 years; and
e 24 months’ rent for tenancies over 40 years

This can take the form of free rent, a lump sum payment, or a combination of both. This is generally at the discretion of the
owner, but the tenant may express preference.

In cases where tenants leave the building prior to receiving a notice to end tenancy from the landlord, tenants are still
entitled to financial compensation under the Tenant Relocation and Protection Policy, as noted in Section 1.2.

(c) Temporary rent top-up option for tenants in the Broadway Plan area
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In lieu of financial compensation based on length of tenancy (Section 2.1(b)) tenants interested in returning to the new

building may instead choose to receive a temporary rent top-up when they are in interim housing to mitigate rent increases

they may experience while waiting to exercise their Right of First Refusal. This option applies to projects proposing new

secured purpose-built rental housing.

vi.

The temporary rent top-up will be equal to the difference between the tenants’ existing rent, set at the time
of rezoning approval in principle following a public hearing or the ‘prior-to’ letter of approval in the case of a
development permit only application, and the rent in their new unit, refer to the Renter Relocation Resources

for Owners and Developers webpage to access the Rent Top-Up Calculation Form.

A new unit may be secured by either the tenant themselves, or with assistance from the applicant, in both
cases the applicant is responsible for payment of the temporary rent top-up. It is at the applicants’ discretion
how the rent top-up is paid (e.g. monthly or a lump sum, direct deposit or cheque etc.); however, the tenant
may express preference. For details on requirements for cases where the applicant provides assistance finding
new accommodation for the tenant, refer to Section 2.1(e).

In cases where the tenant secures their own unit, the rent top-up will be provided up to a
maximum of the difference between the tenant’s existing rent and the average market rent by
unit type for newer rental units in the City of Vancouver, as published annually by the Canada
Mortgage and Housing Corporation (CMHC). Table 1 provides the current applicable rents for
this top-up calculation.

Table 1: 2023 Average Rents for Rent
Top-Up Calculations Under the Broadway Plan

Unit Type CMHC Average Market Rents for Newer Units®

Studio $1,884
1-bedroom $2,122
2-bedroom $2,888
3-bedroom or larger $3,704

1Average city-wide rents for the City of Vancouver for units built since 2005, as published by CMHC in the
2022 Rental Market Survey Data Tables.

Any permitted RTA rent increases during the period the tenant is receiving the rent top-up will be split
between the tenant and applicant in proportion to the amount of the top-up as compared to the full rent for
the new unit, refer to the Renter Relocation Resources for Owners and Developers webpage to access the

Rent Top-Up Calculation Form.

The tenant is responsible for paying any security and pet damage deposits in the new accommodation. If a

tenant’s original unit included heat and hot water and their new interim unit rent does not include these costs
then the applicant will provide an additional $1,500 to mitigate these interim utility costs. This will be paid in a
lump sum amount and may be combined with the moving expenses provided to the tenant per Section 2.1(d).

The applicant-paid rent top-up period starts when the tenant enters into a new tenancy agreement for a new
unit.

The rent top-up period ends one month after the move-in date for the Right of First Refusal unit, refer to
Section 2.1(g). In the case where the tenant chooses to not exercise their Right of First Refusal the final rent
top-up will be paid for the rental period following the issuance of an Occupancy Permit for the applicant’s
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project. For example, if the rental period is from the first month to the last day of the month, and the
Occupancy Permit is issued on August 5, the final rent top-up paid by the applicant would be for the month
of September.

vii. Timing of top-up payments:

e  Where the tenant is receiving the top-up and paying their landlord, the top-up payment must be
received 14 days before the rent is due.

e  Where the applicant is paying the landlord directly, the top-up payment must be received per the
tenancy agreement deadlines.

viii. Applicant will be required to provide a copy of the tenancy agreement for the new interim unit that includes
the monthly rent to City Staff so that rent top-up amounts may be verified.

Note: Staff may require evidence that rent top-ups are being paid in a timely manner per this policy (e.g.
records of direct deposits, copies of cheques etc.).

ix. Ending atenancy during the rent top-up period:

e Ifatenantis evicted due to a delay or inaccurate payment of the rent top-up the applicant is responsible
for providing the tenant assistance finding alternate accommodation per Section 2.1(e), covering moving
expenses per Section 2.1(d), and providing a rent top-up as needed per Section 2.1(c).

e [fthe interim landlord ends a tenancy per the RTA at the fault of the tenant, the applicant is not
responsible for continuing to pay a rent top-up for the tenant.

e Ifthe interim landlord ends the tenancy per the RTA for legal reasons such as landlord use of property
not at the fault of the tenant, then the tenant will find their own new housing and continue to be eligible
for a rent top-up per Section 2.1 (c) and moving expenses per Section 2.1(d). The new rent top-up is
calculated based on the same existing rent as the initial top-up and whatever rent in the new unit is, up
to the maximum permitted by Section 2.1(c)ii. The applicant is not required to provide assistance finding
alternate housing.

e If atenant wants to end a tenancy during their rent top-up period for whatever reason they must
provide their landlord notice per the RTA and inform the applicant to ensure continuation of rent top-up
payments. The original top-up amount plus permitted RTA rent increases as per Section 2.1(c) will stay
the same regardless of any new rent amount in the new accommodation.

(d) Arrangement at the choice of the applicant for an insured moving company or a flat rate payout for moving
expenses as follows:

e  S$750 for studio or 1-bedroom households; and
e $1,000 for two or more bedroom households.

Moving expenses are only required to be paid once at initial move out, with the exception of circumstances notes in
Section 2.1(c)ix and Section 2.1(e)i. In the case of roommates under a single tenancy agreement who wish to relocate to
separate alternate accommodations, City staff may require the applicant to cover moving arrangements for each tenant
relocating separately. Staff discretion will be used to determine cases when separate moving expense coverage for each
tenant will be required. Staff judgment will be based on reasonably accommodating the tenants’ wishes.
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In cases where tenants leave the building prior to receiving a notice to end tenancy from the landlord, tenants are still

entitled to insured moving company assistance or moving expense payment under the Tenant Relocation and Protection

Policy.

(e) Assistance finding new accommodations

All eligible tenants will be offered the option of assistance from the applicant or their representative with identifying

alternate accommodations.

Additional support will be required for low income tenants or tenants with other barriers to housing (as
defined in Section 2.1(j)) who request assistance, such as:

Assistance in securing an affordable housing option, such as a unit in the applicant’s portfolio, a unit in
non-market social/co-op housing, or a market unit. Applicant will be required to provide proof that an

affordable housing option has been secured (e.g. documentation that an affordable housing option has
been secured through the applicant’s portfolio, other options in the market, non-market housing).

Note: Affordable is generally defined as 30% or less of household income, unless otherwise agreed to

with the tenant;

Assistance in securing an accessible unit or other appropriate unit type (e.g. supportive housing, assisted
living facility) for tenants with other barriers to securing appropriate housing (as per 2.1(j));

If a permanent option cannot be secured immediately, an interim measure may be considered. Interim
measures may include providing a rent top-up that bridges the difference between the tenant’s current
rent, or what they can afford to pay, and the rent in the tenant’s new housing until a permanent option
is secured. The interim housing option must be suitable for the tenant in the same way as required for

the permanent option. Moving expenses must be provided for relocation to permanent housing as well

as relocation to and from any interim accommodations.

e The City will not issue an Occupancy Permit until a permanent housing option has been secured. If the

General Manager of Arts Culture and Community Services, having considered the interests of the

tenants and the applicant, is satisfied that withholding the Occupancy Permit would be unreasonable,

the City may accept alterative options to the provision of a permanent housing option, including the

continuation of interim measures based on confirmation a permanent option is to be secured in the

near-term.

For all other tenants requesting assistance: The applicant will be required to demonstrate that all reasonable

effort has been made to provide 3 options that best meet the tenant’s identified priorities as detailed in the

mandatory Needs Assessment and additional 1-1 conversations, such as:
e  Stated budget preference
e Neighbourhood

e Specific preferences (e.g. pet-friendly, close to schools, smoke-free, etc.)

With respect to the tenant’s stated budget preferences, City staff discretion will be used to assess whether the

applicant has identified housing options for the tenant that meets reasonable tenant stated budget preference.

Staff will assess reasonable tenant budget preferences for alternate accommodation in relation to average market

rent for a private rental apartment for the respective year, as published by the Canadian Mortgage and Housing

Corporation in its annual Rental Market Report.
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iii. For all tenants requesting assistance: All options should be in Vancouver, unless otherwise specified by the
tenant.

In all cases, applicants should take efforts to minimize disruption to existing residents, e.g. consideration of timing
for relocation vis a vis the school year for families.

Staff may also request additional support with alternative accommodations for any/all tenants, such as:

e  Assistance with the Provincial SAFER or RAP application process where appropriate; or partnering with
health organizations and other non-profit services; and

e Atenant relocation specialist appointed by the applicant (e.g. cases where there are a large number of
low income tenants, tenants facing housing barriers, or other circumstances as needed).

If site layout permits, applicants are encouraged to implement a phased redevelopment process whereby residents
can be relocated in stages to other properties on the site without ending tenancies.

iv. Tenants requesting assistance will be offered a unit appropriate to their household as defined by the CMHC
National Occupancy Standard with consideration for tenant preferences and additional needs as identified in

the mandatory Tenant Needs Assessment or provided with a rent-top up option per Section 2.1(c) before
issuing a demolition permit.

v. Tenants are responsible for engaging in the process of securing alternate accommodation with assistance from
the applicant or their representative, this may include:

e Applying for the identified alternate accommodation options provided to them;
e  Meeting with prospective landlords and providing relevant information as required; and/or
e Attending scheduled viewings of potential units

(f) Assistance with relocation

For tenants facing additional housing or relocation barriers as defined in 2.1(j), additional supports will be required.
The applicant may be required to give a stipend to offset relocation difficulties (e.g. up to $2,500) and/or pay for
costs related to the relocation such as pet deposit payment, unit modifications, etc. Furthermore, relocation
supports may be required, such as assistance applying for housing, packing, translation services, etc.

Note: Some tenants may qualify for both support securing an affordable unit per 2.1(e) and additional relocation
support as per 2.1(f).

(g) Right of First Refusal

i.  Existing tenants shall be provided Right of First Refusal to move back into the new building with a 20%
discount off starting market rents, or at the new non-market rents in circumstances when the replacement
unit is social housing, in the following scenarios:

e  Projects proposing new secured market rental housing, or where one-for-one replacement of rental
units are required under the Rental Housing Stock ODP. The new secured market rental housing units or
replacement rental units will be secured for a term of 60 years or life of the building, whichever is
greater, through legal agreements, or any other legal mechanism deemed necessary.

e  Projects proposing new below-market rental units. Tenants will be offered Right of First Refusal to
below-market units provided they meet the eligibility requirements under those policies.

City of Vancouver Page 10

Tenant Relocation and Protection Policy Bulletin February 2023
City of Vancouver - FOI 2025-014 - Page 33 of 105


https://cmhc.beyond2020.com/HiCODefinitions_EN.html#_Suitable_dwellings
https://cmhc.beyond2020.com/HiCODefinitions_EN.html#_Suitable_dwellings

e  Projects proposing new social housing, or where rental units are replaced with social housing (e.g. in
certain areas identified in the West End Plan). Tenants will be offered right of first refusal, provided they
meet the eligibility requirements for the new social housing unit. If the project also includes secured
rental, they will also be offered right of first refusal to the market rental portion.

e  Projects renovating existing rental housing units that require vacant possession per Section 49 of the BC
Residential Tenancy Act.

ii. Existing tenants in the Broadway Plan area shall be provided Right of First Refusal to move back into the new
building with a 20% discount off city-wide average market rents by unit type for the City of Vancouver as
published by the CMHC, set at the time of Occupancy Permit issuance, or at their current rent at the time of
rezoning approval or the ‘prior-to’ letter of approval in the case of a development permit only application,
whichever is less. Table 2 provides the current right of first refusal rents at 20% below city-wide average
market rents.

Table 2: 2023 Right of First Refusal Rents at 20% Below City-wide Average Market Rents for the
City of Vancouver

Unit Type 20% Below CMHC City-wide Average Market Rents?

Studio $1,135
1-bedroom $1,303
2-bedroom $1,818
3-bedroom or larger $2,447

2The 20% discount is applied to the city-wide average market rents for the City of Vancouver for units of all ages, as
published by CMHC in the 2022 Rental Market Survey Data Tables

This Right of First Refusal at discounted rents may be satisfied in another rental building within or outside the
Broadway Plan area in order to enable the option for a single move by the impacted tenant. Should the tenant
agree to this option, the applicant will not be required to offer the Right of First Refusal again in the new
building once complete.

Where Broadway Plan policies require a certain percentage of new residential floor area to be below-market
rental units secured at 20% below city-wide average market rents, units allocated to returning tenants
exercising their Right of First Refusal will be counted toward the below-market rental housing requirements.
Returning tenants are not required to be income tested in order to be offered their Right of First Refusal at
discounted rents.

Note: Income information is required to assess a tenants’ eligibility for additional support under Section
2.1(e)j.

iii. In Broadway Plan area, returning tenants will be offered a unit appropriate to their household as defined by
the CMHC National Occupancy Standard. If the number of bedrooms has increased or decreased from their

initial unit type, as per occupancy standards, the tenant will be offered the 20% discount off city-wide average
market rents for that unit type and not their current rent as per Section 2.1(g)ii to reflect the change in unit

type.
iv. The discounted rents provided to returning tenants exercising their Right of First Refusal per Section 2.1(g) will

be in place for the duration of the tenancy. Rents can be increased over time by the allowable rent increases
set out annually by the Provincial Residential Tenancy Branch.
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v. Returning tenants will have first choice of a unit in advance of tenanting to the general public.

vi. In cases where the tenant previously had a pet under a pet-accommodating tenancy, the tenant shall be
offered a pet-friendly unit as part of their Right of First Refusal. This requirement shall be waived if the
General Manager of Arts, Culture and Community Services deems the nature of the pet(s) to be unreasonably
onerous to accommodate.

vii. Tenants are required to indicate their interest in the taking up the right of first refusal to the applicant via the
City Right of First Refusal form prior to vacating their unit. Applicants are required to contact tenants 6 months
prior to expected occupancy of the new building to offer tenants to return to the building. Tenants then have
45 days to respond with their continued interest in returning to the building via email, phone, or letter. If the
tenant has expressed continued interest, the applicant must arrange for a viewing and lease offer upon
building completion.

In cases where there is no response from the tenant, the applicant must demonstrate they have reached out
via email, phone and registered mail to the tenant contact information provided before staff will consider
their Tenant Relocation Plan complete.

Note: Expressing an interest in returning to the building via the Right of First Refusal form does not require the
tenant to return.

(h) Requirements for Ending Tenancies must comply with rules under the RTA

Under the RTA, there are two ways to end tenancies for the purposes of renovation, demolition, or conversion of an
existing rental property - a notice to end tenancy for landlord’s use of the property for renovation, demolition, or
conversion or a Mutual Agreement to End Tenancy.

e A4-month Notice to End Tenancy may not be issued until all City permits are issued (e.g. Development
Permit, Building Permit, Demolition Permit)

e  For applicants offering tenants a Mutual Agreement to End Tenancy, a Tenant Relocation Plan as per
Section 2.1(a) — 2.1(g) above, must also be offered to all eligible tenant households at the same time and
in a manner that allows the tenant to easily compare the two offers, and must make clear that the
tenant may choose which offer to accept.

(i) Interim and Final Tenant Relocation Report

i.  An Interim Report on the Progress of Tenant Relocation must be approved prior to the issuance of a
Demolition Permit in cases where the building is being demolished as a result of redevelopment. In cases of
major renovations where the building is not being demolished, the Interim Report will be required prior to the
issuance of a development permit. For rezonings, the City may request an additional Interim Report after
Public Hearing in cases where a significant period of time has elapsed since the Public Hearing.

The Interim Report must include:

e Names of tenants who have ended tenancy, the reason for its end (e.g. Tenant Decision or Mutual
Agreement to End Tenancy), the outcomes of their search for alternate accommodation (if assistance
requested) and, where applicable, the number and amount of temporary rent top-ups to be provided
and copies of tenancy agreements for the new units and, if requested by staff, a notarized
declaration demonstrating that temporary rent top-ups will be paid in a timely manner per 2.1(c);
and
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e Names of tenants remaining in the building and the status of the applicant’s search for relocation
options (if assistance requested) and/or additional assistance as required through their Tenant
Relocation Plan.

ii. Prior to the issuance of the Occupancy Permit, a Final Tenant Relocation Report must be approved and
include:

e Names of the tenants;
e  QOutcome of their search for alternate accommodation;

e Asummary of the monetary value given to each tenant (e.g. moving costs, rent, temporary rent top-

up etc.); and

o Where applicable, proof that a Right of First Refusal at the required discounted rent was offered to
the tenant.

City staff may require evidence of the outcome of the search for alternate accommodations, including:
e  Proof of options provided;
e  Proof of units secured for low-income tenants (e.g. copy of the lease); or
e  Proof of other interim assistance provided for low-income tenants.

(1) Determining low income tenants and tenants facing additional housing barriers to relocation or securing
appropriate housing:

Existing low income tenants and tenants facing additional housing barriers are identified through the mandatory
Needs Assessment and on-going communication with tenants, per 2.1(a) above.

i. Low income tenants: For the purposes of 2.1(e)(i), a tenant is considered to be low income in the following
instances:

e Households including singles, couples, and roommates without dependents with (e.g. children under
19, adult children with a disability or senior parent) a gross (before tax) income of $30,000 or less;

e Households including singles, couples, and roommates with one or more dependents (e.g. children
under 19, adult children with a disability or senior parent) with a gross (before tax) income of
$50,000 or less.

The low income thresholds stated above apply for the 2019 calendar year. These income thresholds will be adjusted
annually by the same rate as the maximum allowable rent increase under the BC Residential Tenancy Act, published
for each calendar year by the Residential Tenancy Branch. This maximum allowable rent increase rate is based on
the rate of inflation. Table 3 provides the current maximum income thresholds.
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Table 3: 2023 Tenant Relocation and Protection Policy Low Income Thresholds

Year Annual Adjustment Household Without Dependents Household With Dependents
2023 2.0% $32,313 $53,854
2022 1.5% $31,679 $52,798
2021 1.4% $31,211 $52,018
2020 2.6% $30,780 $51,300
2019 N/A $30,000 $50,000

Self-reported incomes provided via the mandatory Needs Assessment may be subject to verification (e.g. provision
of tenant household’s Notices of Assessment from CRA) by City staff prior to final approval of the Tenant Relocation
Plan prior to Development Permit issuance.

ii. Tenants facing additional barriers to relocation or securing appropriate housing: For the purposes of 2.1(e)
and (f), City staff will apply discretion to review information provided by the applicant and tenants (e.g. via
the mandatory Needs Assessment) and identify tenants:

e  Who face housing barriers apart from, or in addition to, low income that require additional support
in securing an appropriate housing unit. These barriers may include: requiring an accessible unit, or
having mental or physical health issues that pose a barrier to housing security;

e  Who may need support with the relocation process due to physical, mental or other barriers to
relocation (e.g. household requires translation services, is deaf or hard of hearing, is visually
impaired, has hoarding issues).

2.2 Tenant Assistance for renovation work where tenancies are maintained

(a) The Residential Tenancy Act and associated guidelines provide specific guidance pertaining to whether a landlord may
end a tenancy in order to undertaken renovations or repairs to a rental unit. In order to end tenancies for renovations,
renovations or repairs must be:

e So extensive that they require the unit to be empty in order for them to take place, and;
e The only way to achieve this necessary emptiness or vacancy must be by terminating the tenancy.

For more information, please refer to Residential Tenancy Policy Guideline 2, Ending a Tenancy for Landlord’s Use of
Property.

(b) Temporary Relocation Option - For renovations where tenants are required to leave their unit for more than one day,
but where tenancies do not need to end, provide a temporary relocation option to tenants, including:

e Communication to the tenant specifying the scope of work required and length of time the tenant needs to be out
of the unit;

e Reduced rent, payment in proportion to the temporary relocation costs incurred by relocating to other suitable
accommodation, or provision of temporary accommodation (e.g. in another unit in the building, hotel, etc.).

i.  Documentation may be required to verify the offer of temporary accommodation or reduced rent.

ii. If the scope of work changes, the applicant will be required to communicate the changes to the tenant.
Correspondence with tenants may be requested by Staff. In addition, Staff may require the tenant relocation
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strategy to be revisited (e.g. provide full Tenant Relocation Plan per Section 2.1) depending on the new scope
of work.

(c) Non-Impact Statement - In cases where tenants will not be affected from renovations (e.g. all work can be completed
with tenants in place), applicants will be requested to provide a Statement of Non —Impact.

i.  The statement will be notarized and include a declaration that tenants will not be required to leave their
units and that tenancies will not be affected as a result of the proposed work.

ii. Applicants will be required to post notices in visible locations and provide each unit with a letter giving
information of the ongoing work, expected timelines, and stating that no tenancies will be required to end as
a result of the work. Copies of communications will be required by City staff.

iii. If the scope of work changes and tenants are required to leave their rental unit for more than a day,
applicants will be required to provide a temporary relocation offer per Section 2.2(b) or a permanent Tenant
Relocation Plan as described in 2.1, depending on the nature and extent of the scope change. These changes
will also need to be communicated to tenants in a letter and by posted notice.

3 Resident Relocation in Non-Market Housing Development

3.1 Plan requirement for redevelopment of Non-Profit social housing

Applicants seeking a rezoning or development permit for non-profit social housing will provide a Tenant Relocation Plan
when tenants in existing residential rental or social housing units will be displaced. This work typically results in the entire
building, or part of the building, being demolished or emptied.

At a minimum, the Tenant Relocation Plan must include the following components:
(a) Ensure permanent rehousing options that limit disruption to residents

The applicant should limit the impact of relocation on existing residents by making every effort to secure a
permanent replacement option meeting affordability requirements in Section 3.1(b) that involves minimal moves
for each resident and prioritizes options in the current neighbourhood:

e |[f site layout permits, implement a phased redevelopment process whereby residents can be relocated in
stages to other properties on the site without ending tenancies

e |dentify available units in other properties in the applicant’s portfolio, with preference for the existing
neighbourhood

e Contact other non-profit social and co-op housing operators to identify unit availability within their portfolio in
an effort to maintain a similar living environment, with preference for the existing neighbourhood

e  Consider of options for communities of residents to relocate together
e |dentify other suitable accommodation in the existing neighbourhood
e  Add residents to BC Housing registry waitlist

A relocation specialist may also be required to assist with identifying housing preferences and identifying suitable
relocation options.
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Where the recommendations above have been exhausted and no suitable option has been identified, the applicant
will explore other options for suitable alternate accommodation that are affordable to the resident. This may
include options in other neighbourhoods or outside of the City of Vancouver if the resident agrees to consider this.

In all cases, applicants should take efforts to time relocations and find relocation options to minimize disruption,
e.g. consideration of the school year for families and/or location with respect to school districts, access to transit,
etc.

City staff will assess the Tenant Relocation Plan by determining that the applicant has made all reasonable efforts
to minimize disruption to residents through the redevelopment process. To determine that the applicant has made
all reasonable efforts, City staff may request the applicant to provide information outlining the details of the
applicant’s attempt to identify affordable housing options that limit disruption to tenants and align with tenant
priorities identified through the recommended Non-market Needs Assessment. Information may include:

e Documentation of housing search
e  Applicant statements detailing rationale of the tenant relocation approach to minimize disruptions to tenants
(b) Maintain affordability for existing residents

The relocation plan must provide a suitable and affordable replacement accommodation option for all residents that
is:

e  For existing non-market housing residents paying rent-geared-to-income, priced at rents that are no higher

than what they are eligible for under the current subsidy program.

e  For all other tenants, priced at rents that are no more than the higher of either 30% of household gross

(before tax) income (based on incomes at time of development application) or the tenant’s current rent.

e  For tenants eligible for or receiving RAP/SAFER the rent will be set at no more than the regional RAP or SAFER
maximum rent.

e  Of a unit type in accordance with CMHC National Occupancy Standards, with discretion to accommodate other
family arrangements.

e Income testing by the applicant/operator per standard practice will be required for all units to determine the
affordability requirements for alternate accommodations. Assistance with income testing may be provided as
deemed necessary.

City staff may require proof that an affordable replacement accommodation has been provided to each tenant.
Documentation that may be requested by staff includes:

e Details on replacement accommodation, including rent level
e Tenantincome levels to determine affordability

e  RAP or SAFER proof of application

(c) Support with relocation and consideration of special circumstances
Moving Expenses:

e Moving expenses must be provided for relocation to permanent housing as well as relocation to and from any
temporary accommodations (i.e. in the case of a phased redevelopment or where a resident is taking up the
Right of First Refusal. Refer to Section 3.1(e));
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0 Aninsured moving company may be hired by the applicant, with all arrangements and costs covered; or

0 Aflat rate of $750 for bachelor and 1-bed; and $1,000 for 2 or more bed units.

Support for special circumstances:

The applicant is encouraged to utilize a Needs Assessment Survey and one-on-one meetings to identify any
special circumstances that may need to be addressed as part of the relocation process (e.g. seniors, persons
with disabilities, mental health issues, hoarding, etc.).

When special circumstances are identified, staff may require the applicant to provide additional supports to
assist the tenant with any significant additional challenges, such as partnering with health organizations or
other services.

Compensation:

For social housing residents, an amount equal to one month free rent compensation in line with RTA if
tenancies are being ended. One month compensation is also required in cases where tenancies are being
amended to a new unit address on or off-site.

The applicant may offer additional compensation as part of a relocation allowance

(d) Communication and Engagement with Residents

All residents will be provided with advance notice and ongoing communication of the need to relocate, the

relocation process, and any additional moves, including:

An upfront mandatory meeting with tenants and applicant for projects with ten or more existing rental units
on site. City Staff are required to be in attendance at these meetings.

For rezoning applications, this meeting will be held during the enquiry process, prior to the submission of the
rezoning application. For development permits, this meeting will be held shortly after the development permit
application has been submitted.

For projects with less than ten existing rental units on site, one-on-one meetings with the tenants and
applicant are required. Staff may require documentation of materials presented at meetings.

A Needs Assessment Survey is encouraged to be sent to all tenants to identify specific preferences or special

circumstances.

The City’s fact sheet on the Tenant Relocation and Protection Policy and Information on the Residential
Tenancy Act to be sent to all tenants.

Ongoing communication regarding the progress of the development and tenant relocation process, e.g. via
regular correspondence, tenant meetings or office hours on site.

Provision of a primary point of contact for tenants.

Note: The City’s Renter Information for Non-Profit Social Housing fact sheet on the Tenant Relocation and

Protection Policy and Information on the Residential Tenancy Act will be required to be sent to tenants early in the

process. It is recommended that applicants send tenants a Needs Assessment Survey to better understand their

needs and preferences for relocation ideally be coordinated with the mandatory tenant meeting. The Needs

Assessment Survey may be required in certain circumstances. Applicants are encouraged to use the City template

form for the Non-market Needs Assessment.
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Proper notice to end tenancies will be provided in accordance with existing Provincial policy.
(e) Right of First Refusal

The applicant will be required to demonstrate that all reasonable efforts have been taken to pursue funding in order
to provide all residents with the right of first refusal to return to the new development at rents as per Section 3.1(b).
If the applicant demonstrates that this requirement is not feasible for all residents, then the applicant may be
required to develop priority criteria for Right of First Refusal e.g. priority for longer-term tenants or tenants who
qualify based on income. Tenants who do not receive Right of First Refusal will be provided a permanent affordable
housing option as per Section 3.1(a).

Tenants are required to indicate their interest in the taking up the right of first refusal to the applicant via the City
Right of First Refusal form prior to vacating their unit. Applicants are required to contact tenants 6 months prior to
expected occupancy of the new building to offer tenants to return to the building. Tenants then have 45 days to
respond with their continued interest in returning to the building via email, phone, or letter. If the tenant has
expressed continued interest, the applicant must arrange for a viewing and lease offer upon building completion.

Note: Expressing an interest in returning to the building via the Right of First Refusal form does not require the
tenant to return.

(f) Interim and Final Tenant Relocation Report

i. An Interim Report on the Progress of Tenant Relocation must be submitted prior to the issuance of a
Demolition Permit in cases where the building is being demolished as a result of redevelopment. In cases of
major renovations where the building is not being demolished, the Interim Report will be required prior to the
issuance of a development permit. For rezonings, the City may request an additional Interim Report after
Public Hearing in cases where a significant period of time has elapsed since the Public Hearing.

The Interim Report must include:

e Names of tenants who have ended tenancy, the reason for its end (e.g. Tenant Decision or Mutual
Agreement to End Tenancy) and the outcomes of their search for alternate accommodation (if
assistance requested); and

e Names of tenants remaining in the building and the status of the applicant’s search for relocation
options (if assistance requested) and/or additional assistance as required through their Tenant
Relocation Plan.

ii. Prior to the issuance of the Occupancy Permit, a Final Tenant Relocation Report must be submitted and
include:

e Names of the tenants;
e  QOutcome of their search for alternate accommodation; and
e A summary of the monetary value given to each tenant (e.g. moving costs, rent, etc.).
City staff may require evidence of the outcome of the search for alternate accommodations, including:
e Proof of options provided;
e Proof of units secured for low-income tenants (e.g. copy of the lease); or

e Proof of other interim assistance provided for low-income tenants.
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3.2 Plan requirement for renovations in Non-Profit social housing where tenancies are
maintained

For guidance on requirements for renovations in existing non-profit social housing, refer to Section 2.2 (Tenant assistance
for renovation work where tenancies are maintained).

4 Guidelines for Non-Profit Co-op Housing

The Tenant Relocation and Protection Policy guidelines for non-profit co-ops are as follows:

e Non-profit co-ops undertaking redevelopment are required to submit a resident relocation plan to the City. The City’s
policy will provide general guidance to non-profit co-ops for a resident relocation plan based on the draft principles
outlined;

e  Meeting these resident relocation guidelines will not be mandatory for non-profit co-ops; however, non-profit co-ops
proposing a different approach from these guidelines will be asked to provide a rationale for their decision; and

e Inareas where there is existing policy or guidance on resident protection and relocation (e.g. False Creek South), the
requirements of existing policy supersede these guidelines.
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Non-profit co-ops are asked to consider the following guidelines:

Table 1: Tenant Relocation and Protection Guidelines for Non-Profit Co-op Housing

Guideline Additional Detail

Identify options for The relocation plan should minimize the impact of relocation on existing
interim and final members and the co-op community by identifying interim relocation
relocation that approaches that allow co-op members to move as a block.

prioritize maintaining
the co-op community Co-op members should have right to return to the new co-op, unless
otherwise agreed to.

Maintaining For existing members paying subsidized housing charges geared to
affordability for income, priced at levels that are no higher than what they are currently
existing members in paying.

the interim and in the
new co-op For all other existing members, housing charges priced at no more than
30% of their incomes, unless otherwise agreed to.

Supporting with Moving expenses should be provided both for the initial relocation as
relocation and well as the return to the new co-op.

consideration of
special circumstances The co-op is encouraged to utilize a member survey and/or meetings to
identify any special circumstances that may need to be addressed as part
of the relocation process (e.g. seniors, persons with disabilities, mental
health issues, hoarding, etc.).

Communication and All members will be provided with advance notice and ongoing
engagement with communication of the need to relocate, the relocation process, and any
members additional moves.

Communications to co-op members should be provided at the following
stages:

e Notification of the intent to vote on redevelopment

e  Following vote on the intent to redevelop

e  Prior to submission of a formal application to redevelop
e  Priortoissuance of development permits

5 Vacant Buildings

Special requirements apply where the rental building is vacant at the time of application as a consequence of:
e Avacant possession having been a condition of property purchase; or
e A Notice to Vacate was issued without all proper permits and necessary approvals in place.

In these cases, the application will need to be supplemented by additional information as requested by the General Manager of
Arts, Culture and Community Services and Director of Planning detailing and on request providing the supporting documents and
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legal notices delivered to the tenants so as to afford the General Manager of Arts, Culture and Community Services and Director of
Planning the ability to confirm and verify that the process by which the building was vacated was, to the best of their knowledge,
carried out in compliance with the Tenant Relocation and Protection Policy and the RTA. The City may require follow-up
statements and declarations in these circumstances. Applicants should therefore expect longer application and approval timelines
in these circumstances.

6 Submission Requirements

This section describes the tenant relocation submission process and the required documentation. All forms, contact email and
phone and other resources are located on the “Renter relocation resources for owners and developers” webpage.

6.1 For projects where a Tenant Relocation Plan is required

e A Market Rental or Non-Market Rental Tenant Relocation Application Form must be submitted with every Rezoning
or development permit application. All tenants must be included, although the Tenant Relocation Plan requirements
will only apply to eligible tenants as described in Section 1 above.

e  Early Communication with tenants is important. For rezonings, applicants are encouraged to communicate in writing
with tenants at the start of the inquiry stage. The objective is to inform tenants about the intent to redevelop and
provide information on the process and timelines involved. For development permits, applicants are encouraged to
begin written communication with tenants when the application is opened.

Note: Notices to End Tenancies are not to be issued at this stage.

e The Tenant Relocation Plan will be evaluated by staff during the rezoning and development permit process. Once the
Plan has been agreed to by the applicant and staff, the applicant should communicate the terms of the Tenant
Relocation Plan to all eligible tenants. A notarized declaration must be submitted to the City demonstrating that each
tenant has been given written notice of the intent to redevelop the property, the number of units occupied on the
date of the notice, and includes copies of a letter addressed to each tenant summarizing the Tenant Relocation Plan
offer and signed as received by each tenant.

Applicants are strongly encouraged to provide tenants with the Right of First Refusal Request Form, where
applicable, as part of their communication with tenants. See Section 2.1(g) for more information.

e AFinal Tenant Relocation Report, as outlined in Section 2.1(i), must be approved prior to the issuance of the
occupancy permit.

e Legal Agreements - for projects where the right of first refusal is required, (described in Section 2.1(g) and 3.1(e)):

0 Inthese cases, the rental units and the right of first refusal will be secured through legal agreements, (e.g.
Housing Agreement pursuant to section 565.2 of the Vancouver Charter, including no stratification and no
separate sales covenants), or any other legal mechanism deemed necessary by the Director of Legal Services
and the General Manager of Arts, Culture and Community Services for a term of 60 years or life of the building,

whichever is greater.

6.2 For projects where tenancies are maintained

(a) A Market Rental or Non-Market Rental Tenant Relocation Application Form must be submitted with every Rezoning
or development permit application. All tenants must be included, although the Tenant Relocation Plan requirements
will only apply to eligible tenants as described in Section 1.
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(b) If after the evaluation of the Market Rental or Non-Market Rental Tenant Relocation Application Form, staff

determine that tenants will not be permanently displaced as a result of the proposed work, a Temporary Relocation
Option or Non-Impact Statement will be provided by the applicant.

A Temporary Relocation Option Statement must include details on temporary relocation options provided
and/or reductions in rent for each tenant and must be notarized with a declaration that tenancies will not
be affected as a result of the work completed.

A Non-Impact Statement must be notarized with a declaration that tenancies will not be affected as a result
of the work completed.

(c) Communication with tenants: applicants are encouraged to provide written communication with tenants during the

permitting process with information on the proposed project, as well as to let them know tenancies will not be
disrupted.

For more detailed information on the tenant relocation process, including access to application forms, templates, and
checklists, refer to the Protecting Renters and Rental Housing webpage.
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Appendix

Bulletin requirements that apply in the Broadway Plan area refer to the geography illustrated in Map A below.

Map A: Broadway Plan Area
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Bulletin
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Regulatory References

) Tenant Relocation and Protection Policy, amended June 19, 2019

Background and Context

This Bulletin (‘the Bulletin’) provides further information on the Tenant Relocation and Protection Policy approved by
Council. The requirements and guidelines contained in this document are used in conjunction with the Tenant Relocation
and Protection Policy to assess rezoning and development permit applications where tenants will be affected or displaced
due to major renovation or redevelopment.

Community plans and policy statements contain policies related to tenant stability and protections. The process
requirements outlined in this bulletin apply to those policies unless otherwise specified. For further details on renter
protections and to access forms, checklists, and example documents refer to the Protecting Renters and Rental Housing
webpage.

1 Applicability

1.1 Applicable Housing Types and Geography
The Tenant Relocation and Protection Policy applies to the following instances:

(a) The “primary” rental stock, where the purpose of the building is to operate rental housing in the long-term. This
includes existing:

e purpose-built rental housing;
e  buildings with rental units above commercial spaces; and
e  multiple conversion dwellings with five or more units.

(b) Non-profit social and co-op housing. This includes existing:

e non-profit social housing, defined as rental housing that is owned and/or operated by a non-profit organization
or government partner; and

e non-profit co-op housing, defined as a co-op that meets the terms of section 173 of the provincial Co-operative
Association Act and section 149(1)(1) of the federal Income Tax Act.

(c) the “secondary” rental stock (such as rented houses, secondary suites, laneways, rented units in strata
developments, etc.) where there is a proposal for a new multiple dwelling (e.g. townhouse, apartment) of five or
more units involving the consolidation of two or more lots

e Inthe Broadway Plan area, this policy also applies to rented units in strata condominium apartment
developments (not including other secondary rental such as rented houses, secondary suites, multiplexes,
townhouses etc.) where there is a proposal for a new multiple dwelling of 5 or more units that does not
involve lot consolidation.

Exclusions:

. The Tenant Relocation and Protection policy is applicable in all zoning districts except for agricultural areas
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. The Tenant Relocation and Protection policy does not apply to other types of co-ops aside from non-profit co-ops as

defined in 1.1(b) (e.g. equity co-ops)
° Section 1.1 (c) regarding “secondary” rental stock does not apply to:

0 instances where a previous owner of a house, strata, or equity co-op unit has sold the property to a
developer, and is now occupying unit as a tenant;

0 tenancies with a length two years or less as of the date of submission of the development permit in
cases where a rezoning is not required or rezoning application in cases where rezoning is required where
the tenancy commenced after transfer of the property;

0 proposed redevelopment or renovation on a single site;
0 proposed redevelopment of a new multiple dwelling of fewer than five units; and
0 consolidation of contiguous parcels where the principal dwelling straddles the property line(s).

Note: In cases where there is existing policy on resident relocation in co-ops (e.g. the False Creek South Provisional
Resident Protection and Retention Plan), the requirements of existing policy supersede these guidelines.

Note: The exclusion for tenancies that commenced following the property transfer with a length two years or less as of the
application submission date is intended to avoid penalizing owners who are renting out secondary rental units in order to
comply with the City’s Empty Homes Tax during the process of assembling sites for redevelopment.

1.2 Eligible households

(a) Unless an exclusion applies, all tenants residing in an applicable housing type, as defined in 1.1, for one year or more
at the time the rezoning or development permit application is opened are eligible for compensation and assistance

under this policy.

For all tenants, compensation and assistance is to be provided on a per household basis, where household is defined
as one or more individuals who have entered into a single tenancy agreement.

(b) Roommates: In the case of people under a single tenancy agreement who wish to relocate to separate alternate
accommodations, additional support may be required. In these cases, City staff will have discretion to require that
each person under the tenancy agreement is provided individual assistance. This applies to the following Tenant

Relocation Plan components:
e moving expenses (Section 2.1(d));
e finding new accommodations if requested (Section 2.1(e)); and/or

e determining whether individuals under a single tenancy agreement are low income or facing additional barriers

to relocation or securing appropriate housing (Section 2.1(j)) and associated support (2.1(f)).

(c) Timing of assistance: In cases where tenants move out prior to receiving a notice to end tenancy from the landlord,
tenants are still entitled to full financial compensation and additional supports they are eligible for under the Tenant

Relocation and Protection Policy.

1.3 Applicable permits

The Tenant Relocation and Protection Policy applies to rezoning applications and development permit only applications

not requiring a rezoning involving existing tenants (see Section 1.1).
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Stand-alone building and trades permits that are not associated with a development permit are not covered by the Tenant
Relocation and Protection Policy.

1.4 Residential Tenancy Act requirements for all residential tenancies

In all cases, including where the Tenant Relocation and Protection Policy does not apply, landlords issuing a notice to end
tenancy for landlord’s use for renovation, demolition, or conversion must still provide renters with notice, compensation,
and right of first refusal as required by the Residential Tenancy Act (RTA).

e As per Section 49(2) of the RTA, a landlord giving notice to end tenancy for landlord’s use for renovation,
demolition, or conversion may end a tenancy no earlier than 4 months after the date the tenant receives the
notice.

e Atenant who receives a notice to end a tenancy for landlord's use of property is entitled to receive from the
landlord on or before the effective date of the landlord's notice an amount that is the equivalent of one
month's rent payable under the tenancy agreement.

A tenant has a right of first refusal to enter into a new tenancy agreement at a rent determined by the landlord if the
landlord ends their tenancy to renovate or repair the rental unit. This right of first refusal applies only to a rental unitin a
residential property containing 5 or more units. Tenants may exercise their right of first refusal using the approved form
(RTB 28) accessed on the RTA tenancy forms webpage.

Note: The Residential Tenancy Act and associated guidelines provide specific guidance pertaining to whether a landlord
may end a tenancy in order to undertake renovations or repairs to a rental unit. If a landlord wants to end a tenancy for
extensive renovations or repairs, they need to apply for an Order of Possession from the Residential Tenancy Branch.
There will be a dispute resolution proceeding where an arbitrator will decide if ending the tenancy is the only way to
complete this work.

More information on these requirements is available on the RTA webpage and in the following RTA guidelines:

2A. Ending a Tenancy for Landlord Use

2B. Ending a Tenancy to Demolish, Renovate, or Convert a Rental Unit to a Permitted Use

50. Compensation for Ending a Tenancy

2 Tenant Protection for Market Rental Housing Development

2.1 Tenant Relocation Plan

Applicants seeking a rezoning or development permit for redevelopment or major renovations resulting in permanent
relocation of tenants in existing residential rental units will provide a Tenant Relocation Plan. This type of work typically
results in the entire building, or part of the building, being demolished or emptied.

At a minimum, the Tenant Relocation Plan must include the following components:
(a) Early communication with tenants, including:

e Aletter sent by the applicant to all tenants outlining the proposed project and expected timeline, to be pre-
approved by City Staff, along with:

0 the City’s Renter Information for Market Rental Housing fact sheet on the City’s Tenant Relocation Policy
and Information on the Residential Tenancy Act; and
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0 the City’s mandatory Needs Assessment or “Tenant Needs Survey”, sent and collected by the City, to
identify specific preferences, special circumstances, as well as any low income tenants or tenants with
other housing barriers;

e A mandatory meeting at the outset of the project with tenants and applicant for projects with ten or more
occupied rental units on site. City Staff are required to be in attendance at these meetings.

0 For proposed rezoning projects, this meeting will be held during the enquiry process, prior to the
submission of the rezoning application. For proposed development permit projects, this meeting will be
held shortly after the development permit application has been submitted.

0 For projects with fewer than ten occupied rental units on site, one-on-one meetings with the tenants
and applicant are required.

0 Materials presented at initial mandatory tenant meetings and one-on-one meetings with tenants must
be presented to City staff for approval prior to the meetings.

e  Ongoing communication regarding the progress of the development and tenant relocation process at key
milestones. This may include letters to tenants with project updates, regular tenant meetings or office hours
on site; and

e  Provision of a primary point of contact for tenants and City Staff that will be kept current for the duration of
the Tenant Relocation Plan.

Note: The City’s Renter Information for Market Rental Housing fact sheet on the City’s Tenant Relocation Policy and
Information on the Residential Tenancy Act will be required to be sent to tenants early in the process, and ideally be
coordinated with the mandatory tenant meeting (in buildings of ten or more units). Applicants are required to provide
tenant contact information to the City so the City may send and collect the mandatory Needs Assessment through a secure
platform. Limited tenant information will be provided back to the applicant so they may create a Tenant Relocation Plan as
required by this Policy. Applicants are required to sign a Tenant Relocation and Protection Privacy Agreement to ensure the
secure and proper use and destruction of private tenant information prior to receiving any information from the
mandatory Needs Assessment.

(b) Financial compensation provided based on length of tenancy:
e 4 months’ rent for tenancies up to 5 years;
e 5 months’ rent for tenancies over 5 years and up to 10 years;
e 6 months’ rent for tenancies over 10 years and up to 20 years;
e 12 months’ rent for tenancies over 20 years and up to 30 years;
e 18 months’ rent for tenancies over 30 years and up to 40 years; and
e 24 months’ rent for tenancies over 40 years

This can take the form of free rent, a lump sum payment, or a combination of both. This is generally at the discretion of the
owner, but the tenant may express preference.

In cases where tenants leave the building prior to receiving a notice to end tenancy from the landlord, tenants are still
entitled to financial compensation under the Tenant Relocation and Protection Policy, as noted in Section 1.2.

(c) Temporary rent top-up option for tenants in the Broadway Plan area
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In lieu of financial compensation based on length of tenancy (Section 2.1(b)) tenants interested in returning to the new

building may instead choose to receive a temporary rent top-up when they are in interim housing to mitigate rent increases

they may experience while waiting to exercise their Right of First Refusal. This option applies to projects proposing new

secured purpose-built rental housing.

vi.

The temporary rent top-up will be equal to the difference between the tenants’ existing rent, set at the time
of rezoning application or the development permit application in the case of a development permit only
application, and the rent in their new unit, refer to the Renter Relocation Resources for Owners and

Developers webpage to access the Rent Top-Up Calculation Form.

A new unit may be secured by either the tenant themselves, or with assistance from the applicant, in both
cases the applicant is responsible for payment of the temporary rent top-up. It is at the applicants’ discretion
how the rent top-up is paid (e.g. monthly or a lump sum, direct deposit or cheque etc.); however, the tenant
may express preference. For details on requirements for cases where the applicant provides assistance finding
new accommodation for the tenant, refer to Section 2.1(e).

In cases where the tenant secures their own unit, the rent top-up will be provided up to a
maximum of the difference between the tenant’s existing rent and the average market rent by
unit type for newer rental units in the City of Vancouver, as published annually by the Canada
Mortgage and Housing Corporation (CMHC). Table 1 provides the current applicable rents for
this top-up calculation.

Table 1: 2024 Average Rents for Rent

Top-Up Calculations Under the Broadway Plan

Unit Type CMHC Average Market Rents for Newer Units®

Studio $2,032
1-bedroom $2,342
2-bedroom $3,243
3-bedroom or larger $3,723

1Average city-wide rents for the City of Vancouver for units built since 2015, as published by CMHC in the
2023 Rental Market Survey Data Tables.

Any permitted RTA rent increases during the period the tenant is receiving the rent top-up will be split
between the tenant and applicant in proportion to the amount of the top-up as compared to the full rent for
the new unit, refer to the Renter Relocation Resources for Owners and Developers webpage to access the

Rent Top-Up Calculation Form.

The tenant is responsible for paying any security and pet damage deposits in the new accommodation. If a

tenant’s original unit included heat and hot water and their new interim unit rent does not include these costs
then the applicant will provide an additional $1,500 to mitigate these interim utility costs. This will be paid in a
lump sum amount and may be combined with the moving expenses provided to the tenant per Section 2.1(d).

The applicant-paid rent top-up period starts when the tenant enters into a new tenancy agreement for a new
unit.

The rent top-up period ends one month after the move-in date for the Right of First Refusal unit, refer to
Section 2.1(g). In the case where the tenant chooses to not exercise their Right of First Refusal the final rent
top-up will be paid for the rental period following the issuance of an Occupancy Permit for the applicant’s
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project. For example, if the rental period is from the first month to the last day of the month, and the
Occupancy Permit is issued on August 5, the final rent top-up paid by the applicant would be for the month
of September.

vii. Timing of top-up payments:

e  Where the tenant is receiving the top-up and paying their landlord, the top-up payment must be
received 14 days before the rent is due.

e  Where the applicant is paying the landlord directly, the top-up payment must be received per the
tenancy agreement deadlines.

viii. Applicant will be required to provide a copy of the tenancy agreement for the new interim unit that includes
the monthly rent to City Staff so that rent top-up amounts may be verified.

Note: Staff may require evidence that rent top-ups are being paid in a timely manner per this policy (e.g.
records of direct deposits, copies of cheques etc.).

ix. Ending atenancy during the rent top-up period:

e Ifatenantis evicted due to a delay or inaccurate payment of the rent top-up the applicant is responsible
for providing the tenant assistance finding alternate accommodation per Section 2.1(e), covering moving
expenses per Section 2.1(d), and providing a rent top-up as needed per Section 2.1(c).

e [fthe interim landlord ends a tenancy per the RTA at the fault of the tenant, the applicant is not
responsible for continuing to pay a rent top-up for the tenant.

e Ifthe interim landlord ends the tenancy per the RTA for legal reasons such as landlord use of property
not at the fault of the tenant, then the tenant will find their own new housing and continue to be eligible
for a rent top-up per Section 2.1 (c) and moving expenses per Section 2.1(d). The new rent top-up is
calculated based on the same existing rent as the initial top-up and whatever rent in the new unit is, up
to the maximum permitted by Section 2.1(c)ii. The applicant is not required to provide assistance finding
alternate housing.

e If atenant wants to end a tenancy during their rent top-up period for whatever reason they must
provide their landlord notice per the RTA and inform the applicant to ensure continuation of rent top-up
payments. The original top-up amount plus permitted RTA rent increases as per Section 2.1(c) will stay
the same regardless of any new rent amount in the new accommodation.

(d) Arrangement at the choice of the applicant for an insured moving company or a flat rate payout for moving
expenses as follows:

e  S$750 for studio or 1-bedroom households; and
e $1,000 for two or more bedroom households.

Moving expenses are only required to be paid once at initial move out, with the exception of circumstances notes in
Section 2.1(c)ix and Section 2.1(e)i. In the case of roommates under a single tenancy agreement who wish to relocate to
separate alternate accommodations, City staff may require the applicant to cover moving arrangements for each tenant
relocating separately. Staff discretion will be used to determine cases when separate moving expense coverage for each
tenant will be required. Staff judgment will be based on reasonably accommodating the tenants’ wishes.
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In cases where tenants leave the building prior to receiving a notice to end tenancy from the landlord, tenants are still

entitled to insured moving company assistance or moving expense payment under the Tenant Relocation and Protection

Policy.

(e) Assistance finding new accommodations

All eligible tenants will be offered the option of assistance from the applicant or their representative with identifying

alternate accommodations.

Additional support will be required for low income tenants or tenants with other barriers to housing (as
defined in Section 2.1(j)) who request assistance, such as:

Assistance in securing an affordable housing option, such as a unit in the applicant’s portfolio, a unit in
non-market social/co-op housing, or a market unit. Applicant will be required to provide proof that an

affordable housing option has been secured (e.g. documentation that an affordable housing option has
been secured through the applicant’s portfolio, other options in the market, non-market housing).

Note: Affordable is generally defined as 30% or less of household income, unless otherwise agreed to

with the tenant;

Assistance in securing an accessible unit or other appropriate unit type (e.g. supportive housing, assisted
living facility) for tenants with other barriers to securing appropriate housing (as per 2.1(j));

If a permanent option cannot be secured immediately, an interim measure may be considered. Interim
measures may include providing a rent top-up that bridges the difference between the tenant’s current
rent, or what they can afford to pay, and the rent in the tenant’s new housing until a permanent option
is secured. The interim housing option must be suitable for the tenant in the same way as required for

the permanent option. Moving expenses must be provided for relocation to permanent housing as well

as relocation to and from any interim accommodations.

e The City will not issue an Occupancy Permit until a permanent housing option has been secured. If the

General Manager of Arts Culture and Community Services, having considered the interests of the

tenants and the applicant, is satisfied that withholding the Occupancy Permit would be unreasonable,

the City may accept alterative options to the provision of a permanent housing option, including the

continuation of interim measures based on confirmation a permanent option is to be secured in the

near-term.

For all other tenants requesting assistance: The applicant will be required to demonstrate that all reasonable

effort has been made to provide 3 options that best meet the tenant’s identified priorities as detailed in the

mandatory Needs Assessment and additional 1-1 conversations, such as:
e  Stated budget preference
e Neighbourhood

e Specific preferences (e.g. pet-friendly, close to schools, smoke-free, etc.)

With respect to the tenant’s stated budget preferences, City staff discretion will be used to assess whether the

applicant has identified housing options for the tenant that meets reasonable tenant stated budget preference.

Staff will assess reasonable tenant budget preferences for alternate accommodation in relation to average market

rent for a private rental apartment for the respective year, as published by the Canadian Mortgage and Housing

Corporation in its annual Rental Market Report.
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iii. For all tenants requesting assistance: All options should be in Vancouver, unless otherwise specified by the
tenant.

In all cases, applicants should take efforts to minimize disruption to existing residents, e.g. consideration of timing
for relocation vis a vis the school year for families.

Staff may also request additional support with alternative accommodations for any/all tenants, such as:

e  Assistance with the Provincial SAFER or RAP application process where appropriate; or partnering with
health organizations and other non-profit services; and

e Atenant relocation specialist appointed by the applicant (e.g. cases where there are a large number of
low income tenants, tenants facing housing barriers, or other circumstances as needed).

If site layout permits, applicants are encouraged to implement a phased redevelopment process whereby residents
can be relocated in stages to other properties on the site without ending tenancies.

iv. Tenants requesting assistance will be offered a unit appropriate to their household as defined by the CMHC
National Occupancy Standard with consideration for tenant preferences and additional needs as identified in

the mandatory Tenant Needs Assessment or provided with a rent-top up option per Section 2.1(c) before
issuing a demolition permit.

v. Tenants are responsible for engaging in the process of securing alternate accommodation with assistance from
the applicant or their representative, this may include:

e Applying for the identified alternate accommodation options provided to them;
e  Meeting with prospective landlords and providing relevant information as required; and/or
e Attending scheduled viewings of potential units

(f) Assistance with relocation

For tenants facing additional housing or relocation barriers as defined in 2.1(j), additional supports will be required.
The applicant may be required to give a stipend to offset relocation difficulties (e.g. up to $2,500) and/or pay for
costs related to the relocation such as pet deposit payment, unit modifications, etc. Furthermore, relocation
supports may be required, such as assistance applying for housing, packing, translation services, etc.

Note: Some tenants may qualify for both support securing an affordable unit per 2.1(e) and additional relocation
support as per 2.1(f).

(g) Right of First Refusal

i.  Existing tenants shall be provided Right of First Refusal to move back into the new building with a 20%
discount off starting market rents, or at the new non-market rents in circumstances when the replacement
unit is social housing, in the following scenarios:

e  Projects proposing new secured market rental housing, or where one-for-one replacement of rental
units are required under the Rental Housing Stock ODP. The new secured market rental housing units or
replacement rental units will be secured for a term of 60 years or life of the building, whichever is
greater, through legal agreements, or any other legal mechanism deemed necessary.

e  Projects proposing new below-market rental units. Tenants will be offered Right of First Refusal to
below-market units provided they meet the eligibility requirements under those policies.
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e  Projects proposing new social housing, or where rental units are replaced with social housing (e.g. in
certain areas identified in the West End Plan). Tenants will be offered right of first refusal, provided they
meet the eligibility requirements for the new social housing unit. If the project also includes secured
rental, they will also be offered right of first refusal to the market rental portion.

e  Projects renovating existing rental housing units that require vacant possession per Section 49 of the BC
Residential Tenancy Act.

ii. Existing tenants in the Broadway Plan area shall be provided Right of First Refusal to move back into the new
building with a 20% discount off city-wide average market rents by unit type for the City of Vancouver as
published by the CMHC, set at the time of Occupancy Permit issuance, or at their current rent at the time of
rezoning application or the development permit application in the case of a development permit only
application, whichever is less. Table 2 provides the current right of first refusal rents at 20% below city-wide
average market rents.

Table 2: 2024 Right of First Refusal Rents at 20% Below City-wide Average Market Rents for the
City of Vancouver

Unit Type 20% Below CMHC City-wide Average Market Rents?

Studio $1,223
1-bedroom $1,429
2-bedroom $1,969
3-bedroom or larger $2,395

2The 20% discount is applied to the city-wide average market rents for the City of Vancouver for units of all ages, as
published by CMHC in the 2023 Rental Market Survey Data Tables

This Right of First Refusal at discounted rents may be satisfied in another rental building within or outside the
Broadway Plan area in order to enable the option for a single move by the impacted tenant. Should the tenant
agree to this option, the applicant will not be required to offer the Right of First Refusal again in the new
building once complete.

Where Broadway Plan policies require a certain percentage of new residential floor area to be below-market
rental units secured at 20% below city-wide average market rents, units allocated to returning tenants
exercising their Right of First Refusal will be counted toward the below-market rental housing requirements.
Returning tenants are not required to be income tested in order to be offered their Right of First Refusal at
discounted rents.

Note: Income information is required to assess a tenants’ eligibility for additional support under Section
2.1(e)j.

iii. In Broadway Plan area, returning tenants will be offered a unit appropriate to their household as defined by
the CMHC National Occupancy Standard. If the number of bedrooms has increased or decreased from their

initial unit type, as per occupancy standards, the tenant will be offered the 20% discount off city-wide average
market rents for that unit type and not their current rent as per Section 2.1(g)ii to reflect the change in unit

type.
iv. The discounted rents provided to returning tenants exercising their Right of First Refusal per Section 2.1(g) will

be in place for the duration of the tenancy. Rents can be increased over time by the allowable rent increases
set out annually by the Provincial Residential Tenancy Branch.
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v. Returning tenants will have first choice of a unit in advance of tenanting to the general public.

vi. In cases where the tenant previously had a pet under a pet-accommodating tenancy, the tenant shall be
offered a pet-friendly unit as part of their Right of First Refusal. This requirement shall be waived if the
General Manager of Arts, Culture and Community Services deems the nature of the pet(s) to be unreasonably
onerous to accommodate.

vii. Tenants are required to indicate their interest in the taking up the right of first refusal to the applicant via the
City Right of First Refusal form prior to vacating their unit. Applicants are required to contact tenants 6 months
prior to expected occupancy of the new building to offer tenants to return to the building. Tenants then have
45 days to respond with their continued interest in returning to the building via email, phone, or letter. If the
tenant has expressed continued interest, the applicant must arrange for a viewing and lease offer upon
building completion.

In cases where there is no response from the tenant, the applicant must demonstrate they have reached out
via email, phone and registered mail to the tenant contact information provided before staff will consider
their Tenant Relocation Plan complete.

Note: Expressing an interest in returning to the building via the Right of First Refusal form does not require the
tenant to return.

(h) Requirements for Ending Tenancies must comply with rules under the RTA

Under the RTA, there are two ways to end tenancies for the purposes of renovation, demolition, or conversion of an
existing rental property - a notice to end tenancy for landlord’s use of the property for renovation, demolition, or
conversion or a Mutual Agreement to End Tenancy.

e A4-month Notice to End Tenancy may not be issued until all City permits are issued (e.g. Development
Permit, Building Permit, Demolition Permit)

e  For applicants offering tenants a Mutual Agreement to End Tenancy, a Tenant Relocation Plan as per
Section 2.1(a) — 2.1(g) above, must also be offered to all eligible tenant households at the same time and
in a manner that allows the tenant to easily compare the two offers, and must make clear that the
tenant may choose which offer to accept.

(i) Interim and Final Tenant Relocation Report

i.  An Interim Report on the Progress of Tenant Relocation must be approved prior to the issuance of a
Demolition Permit in cases where the building is being demolished as a result of redevelopment. In cases of
major renovations where the building is not being demolished, the Interim Report will be required prior to the
issuance of a development permit. For rezonings, the City may request an additional Interim Report after
Public Hearing in cases where a significant period of time has elapsed since the Public Hearing.

The Interim Report must include:

e Names of tenants who have ended tenancy, the reason for its end (e.g. Tenant Decision or Mutual
Agreement to End Tenancy), the outcomes of their search for alternate accommodation (if assistance
requested) and, where applicable, the number and amount of temporary rent top-ups to be provided
and copies of tenancy agreements for the new units and, if requested by staff, a notarized
declaration demonstrating that temporary rent top-ups will be paid in a timely manner per 2.1(c);
and
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e Names of tenants remaining in the building and the status of the applicant’s search for relocation
options (if assistance requested) and/or additional assistance as required through their Tenant
Relocation Plan.

ii. Prior to the issuance of the Occupancy Permit, a Final Tenant Relocation Report must be approved and
include:

e Names of the tenants;
e  QOutcome of their search for alternate accommodation;

e Asummary of the monetary value given to each tenant (e.g. moving costs, rent, temporary rent top-

up etc.); and

o Where applicable, proof that a Right of First Refusal at the required discounted rent was offered to
the tenant.

City staff may require evidence of the outcome of the search for alternate accommodations, including:
e  Proof of options provided;
e  Proof of units secured for low-income tenants (e.g. copy of the lease); or
e  Proof of other interim assistance provided for low-income tenants.

(1) Determining low income tenants and tenants facing additional housing barriers to relocation or securing
appropriate housing:

Existing low income tenants and tenants facing additional housing barriers are identified through the mandatory
Needs Assessment and on-going communication with tenants, per 2.1(a) above.

i. Low income tenants: For the purposes of 2.1(e)(i), a tenant is considered to be low income in the following
instances:

e Households including singles, couples, and roommates without dependents with (e.g. children under
19, adult children with a disability or senior parent) a gross (before tax) income of $30,000 or less;

e Households including singles, couples, and roommates with one or more dependents (e.g. children
under 19, adult children with a disability or senior parent) with a gross (before tax) income of
$50,000 or less.

The low income thresholds stated above apply for the 2019 calendar year. These income thresholds will be adjusted
annually by the same rate as the maximum allowable rent increase under the BC Residential Tenancy Act, published
for each calendar year by the Residential Tenancy Branch. This maximum allowable rent increase rate is based on
the rate of inflation. Table 3 provides the current maximum income thresholds.
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Table 3: 2024 Tenant Relocation and Protection Policy Low Income Thresholds

Year Annual Adjustment Household Without Dependents Household With Dependents
2024 3.5% $33,444 $55,739
2023 2.0% $32,313 $53,854
2022 1.5% $31,679 $52,798
2021 1.4% $31,211 $52,018
2020 2.6% $30,780 $51,300
2019 N/A $30,000 $50,000

Self-reported incomes provided via the mandatory Needs Assessment may be subject to verification (e.g. provision
of tenant household’s Notices of Assessment from CRA) by City staff prior to final approval of the Tenant Relocation
Plan prior to Development Permit issuance.

ii. Tenants facing additional barriers to relocation or securing appropriate housing: For the purposes of 2.1(e)
and (f), City staff will apply discretion to review information provided by the applicant and tenants (e.g. via
the mandatory Needs Assessment) and identify tenants:

e  Who face housing barriers apart from, or in addition to, low income that require additional support
in securing an appropriate housing unit. These barriers may include: requiring an accessible unit, or
having mental or physical health issues that pose a barrier to housing security;

e  Who may need support with the relocation process due to physical, mental or other barriers to
relocation (e.g. household requires translation services, is deaf or hard of hearing, is visually
impaired, has hoarding issues).

2.2 Tenant Assistance for renovation work where tenancies are maintained

(a) The Residential Tenancy Act and associated guidelines provide specific guidance pertaining to whether a landlord may
end a tenancy in order to undertaken renovations or repairs to a rental unit. In order to end tenancies for renovations,
renovations or repairs must be:

e So extensive that they require the unit to be empty in order for them to take place, and;
e The only way to achieve this necessary emptiness or vacancy must be by terminating the tenancy.

For more information, please refer to Residential Tenancy Policy Guideline 2, Ending a Tenancy for Landlord’s Use of
Property.

(b) Temporary Relocation Option - For renovations where tenants are required to leave their unit for more than one day,
but where tenancies do not need to end, provide a temporary relocation option to tenants, including:

e Communication to the tenant specifying the scope of work required and length of time the tenant needs to be out
of the unit;

e Reduced rent, payment in proportion to the temporary relocation costs incurred by relocating to other suitable
accommodation, or provision of temporary accommodation (e.g. in another unit in the building, hotel, etc.).

i.  Documentation may be required to verify the offer of temporary accommodation or reduced rent.

ii. Ifthe scope of work changes, the applicant will be required to communicate the changes to the tenant.
Correspondence with tenants may be requested by Staff. In addition, Staff may require the tenant relocation
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strategy to be revisited (e.g. provide full Tenant Relocation Plan per Section 2.1) depending on the new scope
of work.

(c) Non-Impact Statement - In cases where tenants will not be affected from renovations (e.g. all work can be completed
with tenants in place), applicants will be requested to provide a Statement of Non —Impact.

i.  The statement will be notarized and include a declaration that tenants will not be required to leave their
units and that tenancies will not be affected as a result of the proposed work.

ii. Applicants will be required to post notices in visible locations and provide each unit with a letter giving
information of the ongoing work, expected timelines, and stating that no tenancies will be required to end as
a result of the work. Copies of communications will be required by City staff.

iii. If the scope of work changes and tenants are required to leave their rental unit for more than a day,
applicants will be required to provide a temporary relocation offer per Section 2.2(b) or a permanent Tenant
Relocation Plan as described in 2.1, depending on the nature and extent of the scope change. These changes
will also need to be communicated to tenants in a letter and by posted notice.

3 Resident Relocation in Non-Market Housing Development

3.1 Plan requirement for redevelopment of Non-Profit social housing

Applicants seeking a rezoning or development permit for non-profit social housing will provide a Tenant Relocation Plan
when tenants in existing residential rental or social housing units will be displaced. This work typically results in the entire
building, or part of the building, being demolished or emptied.

At a minimum, the Tenant Relocation Plan must include the following components:
(a) Ensure permanent rehousing options that limit disruption to residents

The applicant should limit the impact of relocation on existing residents by making every effort to secure a
permanent replacement option meeting affordability requirements in Section 3.1(b) that involves minimal moves
for each resident and prioritizes options in the current neighbourhood:

e |[f site layout permits, implement a phased redevelopment process whereby residents can be relocated in
stages to other properties on the site without ending tenancies

e |dentify available units in other properties in the applicant’s portfolio, with preference for the existing
neighbourhood

e Contact other non-profit social and co-op housing operators to identify unit availability within their portfolio in
an effort to maintain a similar living environment, with preference for the existing neighbourhood

e  Consider of options for communities of residents to relocate together
e |dentify other suitable accommodation in the existing neighbourhood
e  Add residents to BC Housing registry waitlist

A relocation specialist may also be required to assist with identifying housing preferences and identifying suitable
relocation options.
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Where the recommendations above have been exhausted and no suitable option has been identified, the applicant
will explore other options for suitable alternate accommodation that are affordable to the resident. This may
include options in other neighbourhoods or outside of the City of Vancouver if the resident agrees to consider this.

In all cases, applicants should take efforts to time relocations and find relocation options to minimize disruption,
e.g. consideration of the school year for families and/or location with respect to school districts, access to transit,
etc.

City staff will assess the Tenant Relocation Plan by determining that the applicant has made all reasonable efforts
to minimize disruption to residents through the redevelopment process. To determine that the applicant has made
all reasonable efforts, City staff may request the applicant to provide information outlining the details of the
applicant’s attempt to identify affordable housing options that limit disruption to tenants and align with tenant
priorities identified through the recommended Non-market Needs Assessment. Information may include:

e Documentation of housing search
e  Applicant statements detailing rationale of the tenant relocation approach to minimize disruptions to tenants
(b) Maintain affordability for existing residents

The relocation plan must provide a suitable and affordable replacement accommodation option for all residents that
is:

e  For existing non-market housing residents paying rent-geared-to-income, priced at rents that are no higher

than what they are eligible for under the current subsidy program.

e  For all other tenants, priced at rents that are no more than the higher of either 30% of household gross

(before tax) income (based on incomes at time of development application) or the tenant’s current rent.

e  For tenants eligible for or receiving RAP/SAFER the rent will be set at no more than the regional RAP or SAFER
maximum rent.

e  Of a unit type in accordance with CMHC National Occupancy Standards, with discretion to accommodate other
family arrangements.

e Income testing by the applicant/operator per standard practice will be required for all units to determine the
affordability requirements for alternate accommodations. Assistance with income testing may be provided as
deemed necessary.

City staff may require proof that an affordable replacement accommodation has been provided to each tenant.
Documentation that may be requested by staff includes:

e Details on replacement accommodation, including rent level
e Tenantincome levels to determine affordability

e  RAP or SAFER proof of application

(c) Support with relocation and consideration of special circumstances
Moving Expenses:

e Moving expenses must be provided for relocation to permanent housing as well as relocation to and from any
temporary accommodations (i.e. in the case of a phased redevelopment or where a resident is taking up the
Right of First Refusal. Refer to Section 3.1(e));
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0 Aninsured moving company may be hired by the applicant, with all arrangements and costs covered; or

0 Aflat rate of $750 for bachelor and 1-bed; and $1,000 for 2 or more bed units.

Support for special circumstances:

The applicant is encouraged to utilize a Needs Assessment Survey and one-on-one meetings to identify any
special circumstances that may need to be addressed as part of the relocation process (e.g. seniors, persons
with disabilities, mental health issues, hoarding, etc.).

When special circumstances are identified, staff may require the applicant to provide additional supports to
assist the tenant with any significant additional challenges, such as partnering with health organizations or
other services.

Compensation:

For social housing residents, an amount equal to one month free rent compensation in line with RTA if
tenancies are being ended. One month compensation is also required in cases where tenancies are being
amended to a new unit address on or off-site.

The applicant may offer additional compensation as part of a relocation allowance

(d) Communication and Engagement with Residents

All residents will be provided with advance notice and ongoing communication of the need to relocate, the

relocation process, and any additional moves, including:

An upfront mandatory meeting with tenants and applicant for projects with ten or more existing rental units
on site. City Staff are required to be in attendance at these meetings.

For rezoning applications, this meeting will be held during the enquiry process, prior to the submission of the
rezoning application. For development permits, this meeting will be held shortly after the development permit
application has been submitted.

For projects with less than ten existing rental units on site, one-on-one meetings with the tenants and
applicant are required. Staff may require documentation of materials presented at meetings.

A Needs Assessment Survey is encouraged to be sent to all tenants to identify specific preferences or special

circumstances.

The City’s fact sheet on the Tenant Relocation and Protection Policy and Information on the Residential
Tenancy Act to be sent to all tenants.

Ongoing communication regarding the progress of the development and tenant relocation process, e.g. via
regular correspondence, tenant meetings or office hours on site.

Provision of a primary point of contact for tenants.

Note: The City’s Renter Information for Non-Profit Social Housing fact sheet on the Tenant Relocation and

Protection Policy and Information on the Residential Tenancy Act will be required to be sent to tenants early in the

process. It is recommended that applicants send tenants a Needs Assessment Survey to better understand their

needs and preferences for relocation ideally be coordinated with the mandatory tenant meeting. The Needs

Assessment Survey may be required in certain circumstances. Applicants are encouraged to use the City template

form for the Non-market Needs Assessment.

City of Vancouver

Page 17

Tenant Relocation and Protection Policy Bulletin February 2024

City of Vancouver - FOI 2025-014 - Page 63 of 105



Proper notice to end tenancies will be provided in accordance with existing Provincial policy.
(e) Right of First Refusal

The applicant will be required to demonstrate that all reasonable efforts have been taken to pursue funding in order
to provide all residents with the right of first refusal to return to the new development at rents as per Section 3.1(b).
If the applicant demonstrates that this requirement is not feasible for all residents, then the applicant may be
required to develop priority criteria for Right of First Refusal e.g. priority for longer-term tenants or tenants who
qualify based on income. Tenants who do not receive Right of First Refusal will be provided a permanent affordable
housing option as per Section 3.1(a).

Tenants are required to indicate their interest in the taking up the right of first refusal to the applicant via the City
Right of First Refusal form prior to vacating their unit. Applicants are required to contact tenants 6 months prior to
expected occupancy of the new building to offer tenants to return to the building. Tenants then have 45 days to
respond with their continued interest in returning to the building via email, phone, or letter. If the tenant has
expressed continued interest, the applicant must arrange for a viewing and lease offer upon building completion.

Note: Expressing an interest in returning to the building via the Right of First Refusal form does not require the
tenant to return.

(f) Interim and Final Tenant Relocation Report

i. An Interim Report on the Progress of Tenant Relocation must be submitted prior to the issuance of a
Demolition Permit in cases where the building is being demolished as a result of redevelopment. In cases of
major renovations where the building is not being demolished, the Interim Report will be required prior to the
issuance of a development permit. For rezonings, the City may request an additional Interim Report after
Public Hearing in cases where a significant period of time has elapsed since the Public Hearing.

The Interim Report must include:

e Names of tenants who have ended tenancy, the reason for its end (e.g. Tenant Decision or Mutual
Agreement to End Tenancy) and the outcomes of their search for alternate accommodation (if
assistance requested); and

e Names of tenants remaining in the building and the status of the applicant’s search for relocation
options (if assistance requested) and/or additional assistance as required through their Tenant
Relocation Plan.

ii. Prior to the issuance of the Occupancy Permit, a Final Tenant Relocation Report must be submitted and
include:

e Names of the tenants;
e  QOutcome of their search for alternate accommodation; and
e A summary of the monetary value given to each tenant (e.g. moving costs, rent, etc.).
City staff may require evidence of the outcome of the search for alternate accommodations, including:
e Proof of options provided;
e Proof of units secured for low-income tenants (e.g. copy of the lease); or

e Proof of other interim assistance provided for low-income tenants.
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3.2 Plan requirement for renovations in Non-Profit social housing where tenancies are
maintained

For guidance on requirements for renovations in existing non-profit social housing, refer to Section 2.2 (Tenant assistance
for renovation work where tenancies are maintained).

4 Guidelines for Non-Profit Co-op Housing

The Tenant Relocation and Protection Policy guidelines for non-profit co-ops are as follows:

e Non-profit co-ops undertaking redevelopment are required to submit a resident relocation plan to the City. The City’s
policy will provide general guidance to non-profit co-ops for a resident relocation plan based on the draft principles
outlined;

e  Meeting these resident relocation guidelines will not be mandatory for non-profit co-ops; however, non-profit co-ops
proposing a different approach from these guidelines will be asked to provide a rationale for their decision; and

e Inareas where there is existing policy or guidance on resident protection and relocation (e.g. False Creek South), the
requirements of existing policy supersede these guidelines.
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Non-profit co-ops are asked to consider the following guidelines:

Table 1: Tenant Relocation and Protection Guidelines for Non-Profit Co-op Housing

Guideline Additional Detail

Identify options for The relocation plan should minimize the impact of relocation on existing
interim and final members and the co-op community by identifying interim relocation
relocation that approaches that allow co-op members to move as a block.

prioritize maintaining
the co-op community Co-op members should have right to return to the new co-op, unless
otherwise agreed to.

Maintaining For existing members paying subsidized housing charges geared to
affordability for income, priced at levels that are no higher than what they are currently
existing members in paying.

the interim and in the
new co-op For all other existing members, housing charges priced at no more than
30% of their incomes, unless otherwise agreed to.

Supporting with Moving expenses should be provided both for the initial relocation as
relocation and well as the return to the new co-op.

consideration of
special circumstances The co-op is encouraged to utilize a member survey and/or meetings to
identify any special circumstances that may need to be addressed as part
of the relocation process (e.g. seniors, persons with disabilities, mental
health issues, hoarding, etc.).

Communication and All members will be provided with advance notice and ongoing
engagement with communication of the need to relocate, the relocation process, and any
members additional moves.

Communications to co-op members should be provided at the following
stages:

e Notification of the intent to vote on redevelopment

e  Following vote on the intent to redevelop

e  Prior to submission of a formal application to redevelop
e  Priortoissuance of development permits

5 Vacant Buildings

Special requirements apply where the rental building is vacant at the time of application as a consequence of:
e Avacant possession having been a condition of property purchase; or
e A Notice to Vacate was issued without all proper permits and necessary approvals in place.

In these cases, the application will need to be supplemented by additional information as requested by the General Manager of
Arts, Culture and Community Services and Director of Planning detailing and on request providing the supporting documents and
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legal notices delivered to the tenants so as to afford the General Manager of Arts, Culture and Community Services and Director of
Planning the ability to confirm and verify that the process by which the building was vacated was, to the best of their knowledge,
carried out in compliance with the Tenant Relocation and Protection Policy and the RTA. The City may require follow-up
statements and declarations in these circumstances. Applicants should therefore expect longer application and approval timelines
in these circumstances.

6 Submission Requirements

This section describes the tenant relocation submission process and the required documentation. All forms, contact email and
phone and other resources are located on the “Renter relocation resources for owners and developers” webpage.

6.1 For projects where a Tenant Relocation Plan is required

e A Market Rental or Non-Market Rental Tenant Relocation Application Form must be submitted with every Rezoning
or development permit application. All tenants must be included, although the Tenant Relocation Plan requirements
will only apply to eligible tenants as described in Section 1 above.

e  Early Communication with tenants is important. For rezonings, applicants are encouraged to communicate in writing
with tenants at the start of the inquiry stage. The objective is to inform tenants about the intent to redevelop and
provide information on the process and timelines involved. For development permits, applicants are encouraged to
begin written communication with tenants when the application is opened.

Note: Notices to End Tenancies are not to be issued at this stage.

e The Tenant Relocation Plan will be evaluated by staff during the rezoning and development permit process. Once the
Plan has been agreed to by the applicant and staff, the applicant should communicate the terms of the Tenant
Relocation Plan to all eligible tenants. A notarized declaration must be submitted to the City demonstrating that each
tenant has been given written notice of the intent to redevelop the property, the number of units occupied on the
date of the notice, and includes copies of a letter addressed to each tenant summarizing the Tenant Relocation Plan
offer and signed as received by each tenant.

Applicants are strongly encouraged to provide tenants with the Right of First Refusal Request Form, where
applicable, as part of their communication with tenants. See Section 2.1(g) for more information.

e AFinal Tenant Relocation Report, as outlined in Section 2.1(i), must be approved prior to the issuance of the
occupancy permit.

e Legal Agreements - for projects where the right of first refusal is required, (described in Section 2.1(g) and 3.1(e)):

0 Inthese cases, the rental units and the right of first refusal will be secured through legal agreements, (e.g.
Housing Agreement pursuant to section 565.2 of the Vancouver Charter, including no stratification and no
separate sales covenants), or any other legal mechanism deemed necessary by the Director of Legal Services
and the General Manager of Arts, Culture and Community Services for a term of 60 years or life of the building,

whichever is greater.

6.2 For projects where tenancies are maintained

(a) A Market Rental or Non-Market Rental Tenant Relocation Application Form must be submitted with every Rezoning
or development permit application. All tenants must be included, although the Tenant Relocation Plan requirements
will only apply to eligible tenants as described in Section 1.
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(b) If after the evaluation of the Market Rental or Non-Market Rental Tenant Relocation Application Form, staff

determine that tenants will not be permanently displaced as a result of the proposed work, a Temporary Relocation
Option or Non-Impact Statement will be provided by the applicant.

A Temporary Relocation Option Statement must include details on temporary relocation options provided
and/or reductions in rent for each tenant and must be notarized with a declaration that tenancies will not
be affected as a result of the work completed.

A Non-Impact Statement must be notarized with a declaration that tenancies will not be affected as a result
of the work completed.

(c) Communication with tenants: applicants are encouraged to provide written communication with tenants during the

permitting process with information on the proposed project, as well as to let them know tenancies will not be
disrupted.

For more detailed information on the tenant relocation process, including access to application forms, templates, and
checklists, refer to the Protecting Renters and Rental Housing webpage.
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Appendix

Bulletin requirements that apply in the Broadway Plan area refer to the geography illustrated in Map A below.

Map A: Broadway Plan Area
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Regulatory References

e  Tenant Relocation and Protection Policy, amended June 19, 2019

Background and Context

This Bulletin (‘the Bulletin®) provides further information on the Tenant Relocation and Protection Policy
approved by Council. The requirements and guidelines contained in this document are used in conjunction
with the Tenant Relocation and Protection Policy to assess rezoning and development permit applications
where tenants will be affected or displaced due to major renovation or redevelopment.

Community plans and policy statements contain policies related to tenant stability and protections. The
process requirements outlined in this bulletin apply to those policies unless otherwise specified. For further
details on renter protections and to access forms, checklists, and example documents refer to the Protecting
Renters and Rental Housing webpage.

1 Applicability

1.1 Applicable Housing Types and Geography
The Tenant Relocation and Protection Policy applies to the following instances:

(@) The “primary” rental stock, where the purpose of the building is to operate rental housing in the long-
term. This includes existing:

e purpose-built rental housing;
e buildings with rental units above commercial spaces; and
e multiple conversion dwellings with five or more units.

(b)  Non-profit social and co-op housing. This includes existing:

e non-profit social housing, defined as rental housing that is owned and/or operated by a non-profit
organization or government partner; and

e non-profit co-op housing, defined as a co-op that meets the terms of section 173 of the provincial
Co-operative Association Act and section 149(1)(1) of the federal Income Tax Act.

(c) the “secondary” rental stock (such as rented houses, secondary suites, laneways, rented units in
strata developments, etc.) where there is a proposal for a new multiple dwelling (e.g. townhouse,
apartment) of five or more units involving the consolidation of two or more lots

¢ Inthe Broadway Plan area, and for rezoning application considered under the Transit-Oriented
Areas Rezoning Policy or under the Grandview-Woodland Plan in RM-3, RM-3A, RM-4 and RM-
4N zoned areas, this policy also applies to rented units in strata condominium apartment
developments (not including other secondary rental such as rented houses, secondary suites,
multiplexes, townhouses etc.) where there is a proposal for a new multiple dwelling of 5 or more
units that does not involve lot consolidation.
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Exclusions:

o The Tenant Relocation and Protection policy is applicable in all zoning districts except for agricultural
areas
o The Tenant Relocation and Protection policy does not apply to other types of co-ops aside from non-

profit co-ops as defined in 1.1(b) (e.g. equity co-ops)
o Section 1.1(c) regarding “secondary” rental stock does not apply to:

0 instances where a previous owner of a house, strata, or equity co-op unit has sold the
property to a developer, and is nhow occupying unit as a tenant;

o0 tenancies with a length two years or less as of the date of submission of the development
permit in cases where a rezoning is not required or rezoning application in cases where
rezoning is required where the tenancy commenced after transfer of the property;

0 proposed redevelopment or renovation on a single site;
o0 proposed redevelopment of a new multiple dwelling of fewer than five units; and

0 consolidation of contiguous parcels where the principal dwelling straddles the property
line(s).

Note: In cases where there is existing policy on resident relocation in co-ops (e.g. the False Creek South
Provisional Resident Protection and Retention Plan), the requirements of existing policy supersede these
guidelines.

Note: The exclusion for tenancies that commenced following the property transfer with a length two years
or less as of the application submission date is intended to avoid penalizing owners who are renting out
secondary rental units in order to comply with the City’s Empty Homes Tax during the process of
assembling sites for redevelopment.

1.2 Eligible households

(a) Unless an exclusion applies, all tenants residing in an applicable housing type, as defined in 1.1, for
one year or more at the time the rezoning or development permit application is opened are eligible for
compensation and assistance under this policy.

For all tenants, compensation and assistance is to be provided on a per household basis, where
household is defined as one or more individuals who have entered into a single tenancy agreement.

(b) Roommates: In the case of people under a single tenancy agreement who wish to relocate to separate
alternate accommodations, additional support may be required. In these cases, City staff will have
discretion to require that each person under the tenancy agreement is provided individual assistance.
This applies to the following Tenant Relocation Plan components;

¢ moving expenses (Section 2.1(d));
¢ finding new accommodations if requested (Section 2.1(e)); and/or

e determining whether individuals under a single tenancy agreement are low income or facing
additional barriers to relocation or securing appropriate housing (Section 2.1(j)) and associated

support (2.1(f)).
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(c) Timing of assistance: In cases where tenants move out prior to receiving a notice to end tenancy from
the landlord, tenants are still entitled to full financial compensation and additional supports they are
eligible for under the Tenant Relocation and Protection Policy.

1.3 Applicable permits

The Tenant Relocation and Protection Policy applies to rezoning applications and development permit only
applications not requiring a rezoning involving existing tenants (see Section 1.1).

Stand-alone building and trades permits that are not associated with a development permit are not covered
by the Tenant Relocation and Protection Policy.

1.4 Residential Tenancy Act requirements for all residential tenancies

In all cases, including where the Tenant Relocation and Protection Policy does not apply, landlords issuing
a notice to end tenancy for landlord’s use for renovation, demolition, or conversion must still provide

renters with notice, compensation, and right of first refusal as required by the Residential Tenancy Act
(RTA).

e As per Section 49(2) of the RTA, a landlord giving notice to end tenancy for landlord’s use for

renovation, demolition, or conversion may end a tenancy no earlier than 4 months after the date
the tenant receives the notice.

e Atenant who receives a notice to end a tenancy for landlord's use of property is entitled to
receive from the landlord on or before the effective date of the landlord's notice an amount that
is the equivalent of one month's rent payable under the tenancy agreement.

A tenant has a right of first refusal to enter into a new tenancy agreement at a rent determined by the
landlord if the landlord ends their tenancy to renovate or repair the rental unit. This right of first refusal
applies only to a rental unit in a residential property containing 5 or more units. Tenants may exercise their
right of first refusal using the approved form (RTB 28) accessed on the RTA tenancy forms webpage.

Note: The Residential Tenancy Act and associated guidelines provide specific guidance pertaining to
whether a landlord may end a tenancy in order to undertake renovations or repairs to a rental unit. If a
landlord wants to end a tenancy for extensive renovations or repairs, they need to apply for an Order of
Possession from the Residential Tenancy Branch. There will be a dispute resolution proceeding where an
arbitrator will decide if ending the tenancy is the only way to complete this work.

More information on these requirements is available on the RTA webpage and in the following RTA
guidelines:

2A. Ending a Tenancy for Landlord Use

2B. Ending a Tenancy to Demolish, Renovate, or Convert a Rental Unit to a Permitted Use

50. Compensation for Ending a Tenancy
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2 Tenant Protection for Market Rental Housing Development

2.1 Tenant Relocation Plan

Applicants seeking a rezoning or development permit for redevelopment or major renovations resulting in
permanent relocation of tenants in existing residential rental units will provide a Tenant Relocation Plan.
This type of work typically results in the entire building, or part of the building, being demolished or emptied.

At a minimum, the Tenant Relocation Plan must include the following components:

(@ Early communication with tenants, including:

o Aletter sent by the applicant to all tenants outlining the proposed project and expected timeline,
to be pre-approved by City Staff, along with:

o the City’s Renter Information for Market Rental Housing fact sheet on the City’s Tenant
Relocation Policy and Information on the Residential Tenancy Act; and

o the City’s mandatory Needs Assessment or “Tenant Needs Survey”, sent and collected by
the City, to identify specific preferences, special circumstances, as well as any low income
tenants or tenants with other housing barriers;

¢ A mandatory meeting at the outset of the project with tenants and applicant for projects with ten
or more occupied rental units on site. City Staff are required to be in attendance at these

meetings.

o For proposed rezoning projects, this meeting will be held during the enquiry process, prior
to the submission of the rezoning application. For proposed development permit projects,
this meeting will be held shortly after the development permit application has been
submitted.

o For projects with fewer than ten occupied rental units on site, one-on-one meetings with the
tenants and applicant are required.

0 Materials presented at initial mandatory tenant meetings and one-on-one meetings with
tenants must be presented to City staff for approval prior to the meetings.

¢ Ongoing communication regarding the progress of the development and tenant relocation
process at key milestones. This may include letters to tenants with project updates, regular
tenant meetings or office hours on site; and

e Provision of a primary point of contact for tenants and City Staff that will be kept current for the
duration of the Tenant Relocation Plan.

Note: The City’'s Renter Information for Market Rental Housing fact sheet on the City’s Tenant Relocation
Policy and Information on the Residential Tenancy Act will be required to be sent to tenants early in the
process, and ideally be coordinated with the mandatory tenant meeting (in buildings of ten or more units).
Applicants are required to provide tenant contact information to the City so the City may send and collect
the mandatory Needs Assessment through a secure platform. Limited tenant information will be provided
back to the applicant so they may create a Tenant Relocation Plan as required by this Policy. Applicants are
required to sign a Tenant Relocation and Protection Privacy Agreement to ensure the secure and proper
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use and destruction of private tenant information prior to receiving any information from the mandatory
Needs Assessment.

(b)  Financial compensation provided based on length of tenancy:
e 4 months’ rent for tenancies up to 5 years;
e 5 months’ rent for tenancies over 5 years and up to 10 years;
e 6 months’ rent for tenancies over 10 years and up to 20 years;
e 12 months’ rent for tenancies over 20 years and up to 30 years;
e 18 months’ rent for tenancies over 30 years and up to 40 years; and
e 24 months’ rent for tenancies over 40 years

This can take the form of free rent, a lump sum payment, or a combination of both. This is generally at the
discretion of the owner, but the tenant may express preference.

For compensation purposes, length of tenancy is determined from the date of initial move-in to the property
until the date that the Rezoning or Development Permit application (whichever comes first) is submitted to
the City of Vancouver.

In cases where tenants leave the building prior to receiving a notice to end tenancy from the landlord,
tenants are still entitled to financial compensation under the Tenant Relocation and Protection Policy, as
noted in Section 1.2.

(c)  Temporary rent top-up option for tenants in the Broadway Plan area and tenants impacted by
applications involving rezoning under the Transit-Oriented Areas Rezoning Policy or under the
Grandview-Woodland Plan in RM-3, RM-3A, RM-4 and RM-4N zoned areas

The provisions addressed in this section apply to:
e All developments in the Broadway Plan area;
e Allrezoning applications considered under the Transit-Oriented Areas Rezoning Policy; and

e All rezoning applications considered under the Grandview-Woodland Plan in RM-3, RM-3A, RM-4
and RM-4N zoning districts covered by the Rental Housing Stock Official Development Plan By-law.

i. Inlieu of financial compensation based on length of tenancy (Section 2.1(b)), tenants interested
in returning to the new building may instead choose to receive a temporary rent top-up when
they are in interim housing to mitigate rent increases they may experience while waiting to
exercise their Right of First Refusal. This option applies to projects proposing new secured
purpose-built rental housing. The rent top-up can take the form of temporary payments for the
period the tenant is in interim housing or a one-time lump sum payment (see Section 2.1(d) for
details on the lump sum option. The tenant may choose between these two options. The
temporary rent top-up will be equal to the difference between the tenants’ existing rent, set at the
time of rezoning application or the development permit application in the case of a development
permit only application, and the rent in their new unit, refer to the Renter Relocation Resources
for Owners and Developers webpage to access the Rent Top-Up Calculation Form to determine
this amount for each tenant.

City of Vancouver Page 7

Tenant Relocation and Protection Policy Bulletin June 2024
City of Vancouver - FOI 2025-014 - Page 76 of 105


https://vancouver.ca/people-programs/tenant-relocation-resources-for-owners-and-developers.aspx
https://vancouver.ca/people-programs/tenant-relocation-resources-for-owners-and-developers.aspx

Vi.

A new unit may be secured by either the tenant themselves, or with assistance from the
applicant, in both cases the applicant is responsible for payment of the temporary rent top-up. It
is at the applicants’ discretion how the rent top-up is paid (e.g. direct deposit or cheque etc.);
however, the tenant may express preference. For details on requirements for cases where the
applicant provides assistance finding new accommodation for the tenant, refer to Section 2.1(e).

In cases where the tenant secures their own unit, the rent top-up will be provided up
to a maximum of the difference between the tenant’s existing rent and the average
market rent by unit type for newer rental units in the City of Vancouver, as published
annually by the Canada Mortgage and Housing Corporation (CMHC). Table 1
provides the current applicable rents for this top-up calculation.

Table 1: 2024 Average Rents for Rent Top-Up Calculations Under the Broadway Plan,
Transit-Oriented Areas Rezoning Policy and Rezonings in Certain RM Areas Under the
Grandview-Woodland Plan

Unit Type CMHC Average Market Rents for Newer Units?

Studio $2,032
1-bedroom $2,342
2-bedroom $3,243
3-bedroom or larger $3,723

! Average city-wide rents for the City of Vancouver for units built since 2015, as published by CMHC
in the 2023 Rental Market Survey Data Tables.

Any permitted RTA rent increases during the period the tenant is receiving the rent top-up will be
split between the tenant and applicant in proportion to the amount of the top-up as compared to
the full rent for the new unit, refer to the Renter Relocation Resources for Owners and
Developers webpage to access the Rent Top-Up Calculation Form to determine this amount for
each tenant.

The tenant is responsible for paying any security and pet damage deposits in the new
accommodation. If a tenant’s original unit included heat and hot water and their new interim unit
rent does not include these costs then the applicant will provide an additional $1,500 to mitigate
these interim utility costs. This will be paid in a lump sum amount and may be combined with the
moving expenses provided to the tenant per Section 2.1(d).

In the case of roommate households that wish to relocate to separate units, unless otherwise
agreed to by the roommates, the total rent top-up will be split evenly between the eligible
roommates based on the difference between the total existing rent for their unit and the average
market rent by unit type for newer rental units in the City of Vancouver based on the existing unit
type, as published annually by the Canada Mortgage and Housing Corporation (CMHC) (see
Table 1 for current applicable rents).

The applicant-paid rent top-up period may start once the Building Permit Stage 1 is issuable for
the new development and when the tenant enters into a new tenancy agreement for a new unit.
This timing aligns with when the four month notice to end tenancy may be issued per the
Residential Tenancy Act. This timing for the rent top-up period applies to both cases where the
new unit is secured by the tenant themselves and when the new unit is secured with assistance
from the applicant.
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vii. The rent top-up period ends one month after the move-in date for the Right of First Refusal unit,
refer to Section 2.1(g). In the case where the tenant chooses to not exercise their Right of First
Refusal the final rent top-up will be paid for the rental period following the issuance of an
Occupancy Permit for the applicant’s project. For example, if the rental period is from the first
month to the last day of the month, and the Occupancy Permit is issued on August 5™, the final
rent top-up paid by the applicant would be for the month of September.

viii. Timing of top-up payments:

e Where the tenant is receiving the top-up and paying their landlord, the top-up payment
must be received 14 days before the rent is due.

e Where the applicant is paying the landlord directly, the top-up payment must be received
per the tenancy agreement deadlines.

ix. Applicant will be required to provide a copy of the tenancy agreement for the new interim unit
that includes the monthly rent to City Staff so that rent top-up amounts may be verified.

Note: Staff may require evidence that rent top-ups are being paid in a timely manner per this
policy (e.g. records of direct deposits, copies of cheques etc.).

x. Ending a tenancy during the rent top-up period:

e [fatenantis evicted due to a delay or inaccurate payment of the rent top-up the applicant is
responsible for providing the tenant assistance finding alternate accommodation per
Section 2.1(e), covering moving expenses per Section 2.1(d), and providing a rent top-up
as needed per Section 2.1(c).

e |f the interim landlord ends a tenancy per the RTA at the fault of the tenant, the applicant is
not responsible for continuing to pay a rent top-up for the tenant.

o If the interim landlord ends the tenancy per the RTA for legal reasons such as landlord use
of property not at the fault of the tenant, then the tenant will find their own new housing and
continue to be eligible for a rent top-up per Section 2.1(c) and moving expenses per
Section 2.1(d). The new rent top-up is calculated based on the same existing rent as the
initial top-up and whatever rent in the new unit is, up to the maximum permitted by Section
2.1(c)ii. The applicant is not required to provide assistance finding alternate housing.

o |If atenant wants to end a tenancy during their rent top-up period for whatever reason they
must provide their landlord notice per the RTA and inform the applicant to ensure
continuation of rent top-up payments. The original top-up amount plus permitted RTA rent
increases as per Section 2.1(c) will stay the same regardless of any new rent amount in the
new accommodation.

(d)  One-time lump sum rent top-up payment option for tenants in the Broadway Plan area and
tenants impacted by applications involving rezoning under the Transit-Oriented Areas
Rezoning Policy or under the Grandview-Woodland Plan in certain RM-zoned areas

i. Instead of temporary rent top up payments for the period the tenant is in interim housing, the
tenant may instead choose to receive a one-time lump sum rent top-up payment. The lump sum
amount is equivalent to the estimated value of a rent top-up for 36 months (3 years), with an
assumed 2.5% annual rent increase included in the amount. The estimated value of the 36
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month rent top-up is based on the difference between the tenant’s existing rent and the
average market rent by unit type for newer rental units in the City of Vancouver, as published
annually by the Canada Mortgage and Housing Corporation (CMHC) (see Table 1 for current
applicable rents). Refer to the Renter Relocation Resources for Owners and Developers
webpage to access the Lump-Sum Calculation Form to determine this amount for each tenant.

ii. Inthe case of roommate households that wish to relocate to separate units, unless otherwise
agreed to by the roommates, the lump sum amount will be split evenly between the eligible
roommates.

iii. Tenants are eligible to receive the one-time lump sum rent top-up payment once the Building
Permit Stage 1 is issuable. This timing aligns with when the four month notice to end tenancy
may be issued per the Residential Tenancy Act. The lump sum payment will be made to the
tenant on or before their move out date.

iv. Once issued, lump sum payments will not be adjusted and tenants will not receive further
payments from the applicant during the construction of the new building.

(e) Arrangement at the choice of the applicant for an insured moving company or a flat rate payout for
moving expenses as follows:

e $750 for studio or 1-bedroom households; and
e $1,000 for two or more bedroom households.

Moving expenses are only required to be paid once at initial move out, with the exception of circumstances
notes in Section 2.1(c)ix and Section 2.1(e)i. In the case of roommates under a single tenancy agreement
who wish to relocate to separate alternate accommodations, City staff may require the applicant to cover
moving arrangements for each tenant relocating separately. Staff discretion will be used to determine cases
when separate moving expense coverage for each tenant will be required. Staff judgment will be based on
reasonably accommodating the tenants’ wishes.

In cases where tenants leave the building prior to receiving a notice to end tenancy from the landlord,
tenants are still entitled to insured moving company assistance or moving expense payment under the
Tenant Relocation and Protection Policy.

4] Assistance finding new accommodations

All eligible tenants will be offered the option of assistance from the applicant or their representative
with identifying alternate accommodations.

i. Additional support will be required for low income tenants or tenants with other barriers to
housing (as defined in Section 2.1(j)) who request assistance, such as:

e Assistance in securing an affordable housing option, such as a unit in the applicant’s
portfolio, a unit in non-market social/co-op housing, or a market unit. Applicant will be
required to provide proof that an affordable housing option has been secured (e.g.
documentation that an affordable housing option has been secured through the applicant’s
portfolio, other options in the market, non-market housing).

Note: Affordable is generally defined as 30% or less of household income, unless
otherwise agreed to with the tenant;
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e Assistance in securing an accessible unit or other appropriate unit type (e.g. supportive
housing, assisted living facility) for tenants with other barriers to securing appropriate
housing (as per 2.1(j));

e If a permanent option cannot be secured immediately, an interim measure may be
considered. Interim measures may include providing a rent top-up that bridges the
difference between the tenant’s current rent, or what they can afford to pay, and the rent in
the tenant’s new housing until a permanent option is secured. The interim housing option
must be suitable for the tenant in the same way as required for the permanent option.
Moving expenses must be provided for relocation to permanent housing as well as
relocation to and from any interim accommodations.

e The City will not issue an Occupancy Permit until a permanent housing option has been
secured. If the General Manager of Arts Culture and Community Services, having
considered the interests of the tenants and the applicant, is satisfied that withholding the
Occupancy Permit would be unreasonable, the City may accept alterative options to the
provision of a permanent housing option, including the continuation of interim measures
based on confirmation a permanent option is to be secured in the near-term.

ii. For all other tenants requesting assistance: The applicant will be required to demonstrate that all
reasonable effort has been made to provide 3 options that best meet the tenant’s identified
priorities as detailed in the mandatory Needs Assessment and additional 1-1 conversations,
such as:

e Stated budget preference
¢ Neighbourhood
e Specific preferences (e.g. pet-friendly, close to schools, smoke-free, etc.)

With respect to the tenant’s stated budget preferences, City staff discretion will be used to assess
whether the applicant has identified housing options for the tenant that meets reasonable tenant
stated budget preference. Staff will assess reasonable tenant budget preferences for alternate
accommodation in relation to average market rent for a private rental apartment for the respective
year, as published by the Canadian Mortgage and Housing Corporation in its annual Rental Market
Report.

iii. For all tenants requesting assistance: All options should be in Vancouver, unless otherwise
specified by the tenant.

In all cases, applicants should take efforts to minimize disruption to existing residents, e.g.
consideration of timing for relocation vis a vis the school year for families.

Staff may also request additional support with alternative accommodations for any/all tenants, such

as:
e Assistance with the Provincial SAFER or RAP application process where appropriate; or
partnering with health organizations and other non-profit services; and
e Atenant relocation specialist appointed by the applicant (e.g. cases where there are a large
number of low income tenants, tenants facing housing barriers, or other circumstances as
needed).
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If site layout permits, applicants are encouraged to implement a phased redevelopment process
whereby residents can be relocated in stages to other properties on the site without ending
tenancies.

iv. Tenants requesting assistance will be offered a unit appropriate to their household as defined by
the CMHC National Occupancy Standard with consideration for tenant preferences and
additional needs as identified in the mandatory Tenant Needs Assessment or provided with a
rent-top up option per Section 2.1(c) before issuing a demolition permit.

v. Tenants are responsible for engaging in the process of securing alternate accommodation with
assistance from the applicant or their representative, this may include:

e Applying for the identified alternate accommodation options provided to them;
e Meeting with prospective landlords and providing relevant information as required; and/or
e Attending scheduled viewings of potential units

(g) Assistance with relocation

For tenants facing additional housing or relocation barriers as defined in 2.1(j), additional supports will
be required. The applicant may be required to give a stipend to offset relocation difficulties (e.g. up to
$2,500) and/or pay for costs related to the relocation such as pet deposit payment, unit modifications,
etc. Furthermore, relocation supports may be required, such as assistance applying for housing,
packing, translation services, etc.

Note: Some tenants may qualify for both support securing an affordable unit per 2.1(e) and additional
relocation support as per 2.1(f).

(h)  Right of First Refusal

i. Existing tenants shall be provided Right of First Refusal to move back into the new building with
a 20% discount off starting market rents, or at the new non-market rents in circumstances when
the replacement unit is social housing, in the following scenarios:

e Projects proposing new secured market rental housing, or where one-for-one replacement
of rental units are required under the Rental Housing Stock ODP. The new secured market
rental housing units or replacement rental units will be secured for a term of 60 years or life
of the building, whichever is greater, through legal agreements, or any other legal
mechanism deemed necessary.

e Projects proposing new below-market rental units. Tenants will be offered Right of First
Refusal to below-market units provided they meet the eligibility requirements under those
policies.

e Projects proposing new social housing, or where rental units are replaced with social
housing (e.g. in certain areas identified in the West End Plan). Tenants will be offered right
of first refusal, provided they meet the eligibility requirements for the new social housing
unit. If the project also includes secured rental, they will also be offered right of first refusal
to the market rental portion.

e Projects renovating existing rental housing units that require vacant possession per Section
49 of the BC Residential Tenancy Act.
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ii. Existing tenants in the Broadway Plan area shall be provided Right of First Refusal to move back
into the new building with a 20% discount off city-wide average market rents by unit type for the
City of Vancouver as published by the CMHC, set at the time of Occupancy Permit issuance, or
at their current rent at the time of rezoning application or the development permit application in
the case of a development permit only application, whichever is less. Table 2 provides the
current right of first refusal rents at 20% below city-wide average market rents.

Table 2: 2024 Right of First Refusal Rents at 20% Below City-wide Average Market
Rents for the City of Vancouver

Unit Type 20% Below CMHC City-wide Average Market Rents?

Studio $1,223
1-bedroom $1,429
2-bedroom $1,969
3-bedroom or larger $2,395

2The 20% discount is applied to the city-wide average market rents for the City of Vancouver for units of all
ages, as published by CMHC in the 2023 Rental Market Survey Data Tables

This Right of First Refusal at discounted rents may be satisfied in another rental building within
or outside the Broadway Plan area in order to enable the option for a single move by the
impacted tenant. Should the tenant agree to this option, the applicant will not be required to offer
the Right of First Refusal again in the new building once complete.

Where Broadway Plan policies require a certain percentage of new residential floor area to be
below-market rental units secured at 20% below city-wide average market rents, units allocated
to returning tenants exercising their Right of First Refusal will be counted toward the below-
market rental housing requirements. Returning tenants are not required to be income tested in
order to be offered their Right of First Refusal at discounted rents.

Note: Income information is required to assess a tenants’ eligibility for additional support under
Section 2.1(e)j.

iii. In Broadway Plan area, returning tenants will be offered a unit appropriate to their household as
defined by the CMHC National Occupancy Standard. If the number of bedrooms has increased
or decreased from their initial unit type, as per occupancy standards, the tenant will be offered
the 20% discount off city-wide average market rents for that unit type and not their current rent
as per Section 2.1(g)ii to reflect the change in unit type.

iv. The discounted rents provided to returning tenants exercising their Right of First Refusal per
Section 2.1(g) will be in place for the duration of the tenancy. Rents can be increased over time
by the allowable rent increases set out annually by the Provincial Residential Tenancy Branch.

v. Returning tenants will have first choice of a unit in advance of tenanting to the general public.

vi. In cases where the tenant previously had a pet under a pet-accommodating tenancy, the tenant
shall be offered a pet-friendly unit as part of their Right of First Refusal. This requirement shall
be waived if the General Manager of Arts, Culture and Community Services deems the nature of
the pet(s) to be unreasonably onerous to accommodate.
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vii. Tenants are required to indicate their interest in the taking up the right of first refusal to the
applicant via the City Right of First Refusal form prior to vacating their unit. Applicants are
required to contact tenants 6 months prior to expected occupancy of the new building to offer
tenants to return to the building. Tenants then have 45 days to respond with their continued
interest in returning to the building via email, phone, or letter. If the tenant has expressed
continued interest, the applicant must arrange for a viewing and lease offer upon building
completion.

In cases where there is no response from the tenant, the applicant must demonstrate they have
reached out via email, phone and registered mail to the tenant contact information provided
before staff will consider their Tenant Relocation Plan complete.

Note: Expressing an interest in returning to the building via the Right of First Refusal form does
not require the tenant to return.

0) Requirements for Ending Tenancies must comply with rules under the RTA

Under the RTA, there are two ways to end tenancies for the purposes of renovation, demolition, or
conversion of an existing rental property - a notice to end tenancy for landlord’s use of the property
for renovation, demolition, or conversion or a Mutual Agreement to End Tenancy.

e A 4-month Notice to End Tenancy may not be issued until all City permits are issued (e.qg.
Development Permit, Building Permit, Demolition Permit)

e For applicants offering tenants a Mutual Agreement to End Tenancy, a Tenant Relocation
Plan as per Section 2.1(a) — 2.1(g) above, must also be offered to all eligible tenant
households at the same time and in a manner that allows the tenant to easily compare the
two offers, and must make clear that the tenant may choose which offer to accept.

()] Interim and Final Tenant Relocation Report

i. An Interim Report on the Progress of Tenant Relocation must be approved prior to the issuance
of a Demolition Permit in cases where the building is being demolished as a result of
redevelopment. In cases of major renovations where the building is not being demolished, the
Interim Report will be required prior to the issuance of a development permit. For rezonings, the
City may request an additional Interim Report after Public Hearing in cases where a significant
period of time has elapsed since the Public Hearing.

The Interim Report must include:

¢ Names of tenants who have ended tenancy, the reason for its end (e.g. Tenant Decision
or Mutual Agreement to End Tenancy), the outcomes of their search for alternate
accommodation (if assistance requested) and, where applicable, the number and
amount of temporary rent top-ups to be provided and copies of tenancy agreements for
the new units and, if requested by staff, a notarized declaration demonstrating that
temporary rent top-ups will be paid in a timely manner per 2.1(c); and

e Names of tenants remaining in the building and the status of the applicant’s search for
relocation options (if assistance requested) and/or additional assistance as required
through their Tenant Relocation Plan.

ii. Prior to the issuance of the Occupancy Permit, a Final Tenant Relocation Report must be
approved and include:
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¢ Names of the tenants;
e Outcome of their search for alternate accommodation;

e A summary of the monetary value given to each tenant (e.g. moving costs, rent,
temporary rent top-up etc.); and

e Where applicable, proof that a Right of First Refusal at the required discounted rent was
offered to the tenant.

City staff may require evidence of the outcome of the search for alternate accommodations,
including:

e Proof of options provided;
e Proof of units secured for low-income tenants (e.g. copy of the lease); or
e Proof of other interim assistance provided for low-income tenants.

(k)  Determining low income tenants and tenants facing additional housing barriers to relocation or
securing appropriate housing:

Existing low income tenants and tenants facing additional housing barriers are identified through the
mandatory Needs Assessment and on-going communication with tenants, per 2.1(a) above.

i. Low income tenants: For the purposes of 2.1(e)(i), a tenant is considered to be low income in the
following instances:

e Households including singles, couples, and roommates without dependents with (e.g.
children under 19, adult children with a disability or senior parent) a gross (before tax)
income of $30,000 or less;

e Households including singles, couples, and roommates with one or more dependents
(e.g. children under 19, adult children with a disability or senior parent) with a gross
(before tax) income of $50,000 or less.

The low income thresholds stated above apply for the 2019 calendar year. These income thresholds
will be adjusted annually by the same rate as the maximum allowable rent increase under the BC
Residential Tenancy Act, published for each calendar year by the Residential Tenancy Branch. This
maximum allowable rent increase rate is based on the rate of inflation. Table 3 provides the current
maximum income thresholds.

Table 3: 2024 Tenant Relocation and Protection Policy Low Income Thresholds

Annual Adjustment Household Without Household With
Dependents Dependents

2024 3.5% $33,444 $55,739

2023 2.0% $32,313 $53,854

2022 1.5% $31,679 $52,798

2021 1.4% $31,211 $52,018

2020 2.6% $30,780 $51,300

2019 N/A $30,000 $50,000
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Self-reported incomes provided via the mandatory Needs Assessment may be subject to verification
(e.g. provision of tenant household’s Notices of Assessment from CRA) by City staff prior to final
approval of the Tenant Relocation Plan prior to Development Permit issuance.

ii. Tenants facing additional barriers to relocation or securing appropriate housing: For the
purposes of 2.1(e) and (f), City staff will apply discretion to review information provided by the
applicant and tenants (e.g. via the mandatory Needs Assessment) and identify tenants:

e Who face housing barriers apart from, or in addition to, low income that require
additional support in securing an appropriate housing unit. These barriers may include:
requiring an accessible unit, or having mental or physical health issues that pose a
barrier to housing security;

¢ Who may need support with the relocation process due to physical, mental or other
barriers to relocation (e.g. household requires translation services, is deaf or hard of
hearing, is visually impaired, has hoarding issues).

2.2 Tenant Assistance for renovation work where tenancies are maintained

(a) The Residential Tenancy Act and associated guidelines provide specific guidance pertaining to whether
a landlord may end a tenancy in order to undertaken renovations or repairs to a rental unit. In order to
end tenancies for renovations, renovations or repairs must be:

e So extensive that they require the unit to be empty in order for them to take place, and;
e The only way to achieve this necessary emptiness or vacancy must be by terminating the tenancy.

For more information, please refer to Residential Tenancy Policy Guideline 2, Ending a Tenancy for
Landlord’s Use of Property.

(b) Temporary Relocation Option - For renovations where tenants are required to leave their unit for more
than one day, but where tenancies do not need to end, provide a temporary relocation option to tenants,
including:

e Communication to the tenant specifying the scope of work required and length of time the tenant
needs to be out of the unit;

¢ Reduced rent, payment in proportion to the temporary relocation costs incurred by relocating to
other suitable accommaodation, or provision of temporary accommodation (e.g. in another unit in the
building, hotel, etc.).

i. Documentation may be required to verify the offer of temporary accommodation or reduced
rent.

ii. If the scope of work changes, the applicant will be required to communicate the changes to the
tenant. Correspondence with tenants may be requested by Staff. In addition, Staff may require
the tenant relocation strategy to be revisited (e.g. provide full Tenant Relocation Plan per
Section 2.1) depending on the new scope of work.

(c) Non-Impact Statement - In cases where tenants will not be affected from renovations (e.g. all work can
be completed with tenants in place), applicants will be requested to provide a Statement of Non —Impact.

i. The statement will be notarized and include a declaration that tenants will not be required to
leave their units and that tenancies will not be affected as a result of the proposed work.
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ii. Applicants will be required to post notices in visible locations and provide each unit with a letter
giving information of the ongoing work, expected timelines, and stating that no tenancies will be
required to end as a result of the work. Copies of communications will be required by City staff.

iii. If the scope of work changes and tenants are required to leave their rental unit for more than a
day, applicants will be required to provide a temporary relocation offer per Section 2.2(b) or a
permanent Tenant Relocation Plan as described in 2.1, depending on the nature and extent of
the scope change. These changes will also need to be communicated to tenants in a letter and
by posted notice.

3 Resident Relocation in Non-Market Housing Development

3.1 Plan requirement for redevelopment of Non-Profit social housing

Applicants seeking a rezoning or development permit for non-profit social housing will provide a Tenant
Relocation Plan when tenants in existing residential rental or social housing units will be displaced. This
work typically results in the entire building, or part of the building, being demolished or emptied.

At a minimum, the Tenant Relocation Plan must include the following components:
(@) Ensure permanent rehousing options that limit disruption to residents

The applicant should limit the impact of relocation on existing residents by making every effort to
secure a permanent replacement option meeting affordability requirements in Section 3.1(b) that
involves minimal moves for each resident and prioritizes options in the current neighbourhood:

e |If site layout permits, implement a phased redevelopment process whereby residents can be
relocated in stages to other properties on the site without ending tenancies

¢ |dentify available units in other properties in the applicant’s portfolio, with preference for the
existing neighbourhood

e Contact other non-profit social and co-op housing operators to identify unit availability within their
portfolio in an effort to maintain a similar living environment, with preference for the existing
neighbourhood

e Consider of options for communities of residents to relocate together
o |dentify other suitable accommodation in the existing neighbourhood
e Add residents to BC Housing registry waitlist

A relocation specialist may also be required to assist with identifying housing preferences and
identifying suitable relocation options.

Where the recommendations above have been exhausted and no suitable option has been
identified, the applicant will explore other options for suitable alternate accommodation that are
affordable to the resident. This may include options in other neighbourhoods or outside of the City of
Vancouver if the resident agrees to consider this.

In all cases, applicants should take efforts to time relocations and find relocation options to minimize
disruption, e.g. consideration of the school year for families and/or location with respect to school
districts, access to transit, etc.
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City staff will assess the Tenant Relocation Plan by determining that the applicant has made all
reasonable efforts to minimize disruption to residents through the redevelopment process. To
determine that the applicant has made all reasonable efforts, City staff may request the applicant to
provide information outlining the details of the applicant’s attempt to identify affordable housing
options that limit disruption to tenants and align with tenant priorities identified through the
recommended Non-market Needs Assessment. Information may include:

¢ Documentation of housing search

e Applicant statements detailing rationale of the tenant relocation approach to minimize disruptions
to tenants

(b) Maintain affordability for existing residents

The relocation plan must provide a suitable and affordable replacement accommodation option for all
residents that is:

e For existing non-market housing residents paying rent-geared-to-income, priced at rents that are
no higher than what they are eligible for under the current subsidy program.

e For all other tenants, priced at rents that are no more than the higher of either 30% of household
gross (before tax) income (based on incomes at time of development application) or the tenant’s
current rent.

e For tenants eligible for or receiving RAP/SAFER the rent will be set at no more than the regional
RAP or SAFER maximum rent.

e Of a unit type in accordance with CMHC National Occupancy Standards, with discretion to
accommodate other family arrangements.

e Income testing by the applicant/operator per standard practice will be required for all units to
determine the affordability requirements for alternate accommodations. Assistance with income
testing may be provided as deemed necessary.

City staff may require proof that an affordable replacement accommodation has been provided to
each tenant. Documentation that may be requested by staff includes:

e Details on replacement accommodation, including rent level
e Tenant income levels to determine affordability

e RAP or SAFER proof of application

(c) Support with relocation and consideration of special circumstances
Moving Expenses:

e Moving expenses must be provided for relocation to permanent housing as well as relocation to
and from any temporary accommodations (i.e. in the case of a phased redevelopment or where
a resident is taking up the Right of First Refusal. Refer to Section 3.1(e));

0 Aninsured moving company may be hired by the applicant, with all arrangements and
costs covered; or

o Aflat rate of $750 for bachelor and 1-bed; and $1,000 for 2 or more bed units.
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Support for special circumstances:

The applicant is encouraged to utilize a Needs Assessment Survey and one-on-one meetings to
identify any special circumstances that may need to be addressed as part of the relocation
process (e.g. seniors, persons with disabilities, mental health issues, hoarding, etc.).

When special circumstances are identified, staff may require the applicant to provide additional
supports to assist the tenant with any significant additional challenges, such as partnering with
health organizations or other services.

Compensation:

For social housing residents, an amount equal to one month free rent compensation in line with
RTA if tenancies are being ended. One month compensation is also required in cases where
tenancies are being amended to a new unit address on or off-site.

The applicant may offer additional compensation as part of a relocation allowance

(d) Communication and Engagement with Residents

All residents will be provided with advance notice and ongoing communication of the need to relocate,
the relocation process, and any additional moves, including:

An upfront mandatory meeting with tenants and applicant for projects with ten or more existing
rental units on site. City Staff are required to be in attendance at these meetings.

For rezoning applications, this meeting will be held during the enquiry process, prior to the
submission of the rezoning application. For development permits, this meeting will be held
shortly after the development permit application has been submitted.

For projects with less than ten existing rental units on site, one-on-one meetings with the tenants
and applicant are required. Staff may require documentation of materials presented at meetings.

A Needs Assessment Survey is encouraged to be sent to all tenants to identify specific
preferences or special circumstances.

The City’s fact sheet on the Tenant Relocation and Protection Policy and Information on the
Residential Tenancy Act to be sent to all tenants.

Ongoing communication regarding the progress of the development and tenant relocation
process, e.g. via regular correspondence, tenant meetings or office hours on site.

Provision of a primary point of contact for tenants.

Note: The City’s Renter Information for Non-Profit Social Housing fact sheet on the Tenant
Relocation and Protection Policy and Information on the Residential Tenancy Act will be required to
be sent to tenants early in the process. It is recommended that applicants send tenants a Needs
Assessment Survey to better understand their needs and preferences for relocation ideally be
coordinated with the mandatory tenant meeting. The Needs Assessment Survey may be required in
certain circumstances. Applicants are encouraged to use the City template form for the Non-market
Needs Assessment.

Proper notice to end tenancies will be provided in accordance with existing Provincial policy.
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(e) Right of First Refusal

The applicant will be required to demonstrate that all reasonable efforts have been taken to pursue
funding in order to provide all residents with the right of first refusal to return to the new development
at rents as per Section 3.1(b). If the applicant demonstrates that this requirement is not feasible for all
residents, then the applicant may be required to develop priority criteria for Right of First Refusal e.qg.
priority for longer-term tenants or tenants who qualify based on income. Tenants who do not receive
Right of First Refusal will be provided a permanent affordable housing option as per Section 3.1(a).

Tenants are required to indicate their interest in the taking up the right of first refusal to the applicant
via the City Right of First Refusal form prior to vacating their unit. Applicants are required to contact
tenants 6 months prior to expected occupancy of the new building to offer tenants to return to the
building. Tenants then have 45 days to respond with their continued interest in returning to the
building via email, phone, or letter. If the tenant has expressed continued interest, the applicant must
arrange for a viewing and lease offer upon building completion.

Note: Expressing an interest in returning to the building via the Right of First Refusal form does not
require the tenant to return.

)] Interim and Final Tenant Relocation Report

i. An Interim Report on the Progress of Tenant Relocation must be submitted prior to the issuance
of a Demolition Permit in cases where the building is being demolished as a result of
redevelopment. In cases of major renovations where the building is not being demolished, the
Interim Report will be required prior to the issuance of a development permit. For rezonings, the
City may request an additional Interim Report after Public Hearing in cases where a significant
period of time has elapsed since the Public Hearing.

The Interim Report must include:

¢ Names of tenants who have ended tenancy, the reason for its end (e.g. Tenant Decision
or Mutual Agreement to End Tenancy) and the outcomes of their search for alternate
accommodation (if assistance requested); and

¢ Names of tenants remaining in the building and the status of the applicant’s search for
relocation options (if assistance requested) and/or additional assistance as required
through their Tenant Relocation Plan.

ii. Prior to the issuance of the Occupancy Permit, a Final Tenant Relocation Report must be
submitted and include:

¢ Names of the tenants;
e QOutcome of their search for alternate accommodation; and
¢ A summary of the monetary value given to each tenant (e.g. moving costs, rent, etc.).

City staff may require evidence of the outcome of the search for alternate accommodations,
including:

e Proof of options provided;
e Proof of units secured for low-income tenants (e.g. copy of the lease); or

e Proof of other interim assistance provided for low-income tenants.
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3.2 Plan requirement for renovations in Non-Profit social housing where tenancies are
maintained

For guidance on requirements for renovations in existing non-profit social housing, refer to Section 2.2
(Tenant assistance for renovation work where tenancies are maintained).

4  Guidelines for Non-Profit Co-op Housing

The Tenant Relocation and Protection Policy guidelines for non-profit co-ops are as follows:

¢ Non-profit co-ops undertaking redevelopment are required to submit a resident relocation plan to the City.
The City’s policy will provide general guidance to non-profit co-ops for a resident relocation plan based on
the draft principles outlined;

e Meeting these resident relocation guidelines will not be mandatory for non-profit co-ops; however, non-
profit co-ops proposing a different approach from these guidelines will be asked to provide a rationale for
their decision; and

e In areas where there is existing policy or guidance on resident protection and relocation (e.g. False Creek
South), the requirements of existing policy supersede these guidelines.
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Non-profit co-ops are asked to consider the following guidelines:

Table 1: Tenant Relocation and Protection Guidelines for Non-Profit Co-op Housing

Guideline Additional Detail

Identify options for
interim and final
relocation that
prioritize
maintaining the co-
op community

The relocation plan should minimize the impact of relocation on
existing members and the co-op community by identifying interim
relocation approaches that allow co-op members to move as a
block.

Co-op members should have right to return to the new co-op,
unless otherwise agreed to.

Maintaining
affordability for
existing members in
the interim and in
the new co-op

For existing members paying subsidized housing charges geared to
income, priced at levels that are no higher than what they are
currently paying.

For all other existing members, housing charges priced at no more
than 30% of their incomes, unless otherwise agreed to.

Supporting with
relocation and
consideration of
special
circumstances

Moving expenses should be provided both for the initial relocation
as well as the return to the new co-op.

The co-op is encouraged to utilize a member survey and/or
meetings to identify any special circumstances that may need to be
addressed as part of the relocation process (e.g. seniors, persons
with disabilities, mental health issues, hoarding, etc.).

Communication and
engagement with
members

All members will be provided with advance notice and ongoing
communication of the need to relocate, the relocation process, and
any additional moves.

Communications to co-op members should be provided at the
following stages:

« Notification of the intent to vote on redevelopment

¢ Following vote on the intent to redevelop

e  Prior to submission of a formal application to redevelop
e  Prior to issuance of development permits

5 Vacant Buildings

Special requirements apply where the rental building is vacant at the time of application as a consequence of:
e Avacant possession having been a condition of property purchase; or
e A Notice to Vacate was issued without all proper permits and necessary approvals in place.

In these cases, the application will need to be supplemented by additional information as requested by the
General Manager of Arts, Culture and Community Services and Director of Planning detailing and on request
providing the supporting documents and legal notices delivered to the tenants so as to afford the General
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Manager of Arts, Culture and Community Services and Director of Planning the ability to confirm and verify that
the process by which the building was vacated was, to the best of their knowledge, carried out in compliance with
the Tenant Relocation and Protection Policy and the RTA. The City may require follow-up statements and
declarations in these circumstances. Applicants should therefore expect longer application and approval timelines
in these circumstances.

6 Submission Requirements

This section describes the tenant relocation submission process and the required documentation. All forms,
contact email and phone and other resources are located on the “Renter relocation resources for owners and
developers” webpage.

6.1 For projects where a Tenant Relocation Plan is required

A Market Rental or Non-Market Rental Tenant Relocation Application Form must be submitted with
every Rezoning or development permit application. All tenants must be included, although the Tenant
Relocation Plan requirements will only apply to eligible tenants as described in Section 1 above.

Early Communication with tenants is important. For rezonings, applicants are encouraged to
communicate in writing with tenants at the start of the inquiry stage. The objective is to inform tenants
about the intent to redevelop and provide information on the process and timelines involved. For
development permits, applicants are encouraged to begin written communication with tenants when
the application is opened.

Note: Notices to End Tenancies are not to be issued at this stage.

The Tenant Relocation Plan will be evaluated by staff during the rezoning and development permit
process. Once the Plan has been agreed to by the applicant and staff, the applicant should
communicate the terms of the Tenant Relocation Plan to all eligible tenants. A notarized declaration
must be submitted to the City demonstrating that each tenant has been given written notice of the
intent to redevelop the property, the number of units occupied on the date of the notice, and includes
copies of a letter addressed to each tenant summarizing the Tenant Relocation Plan offer and signed
as received by each tenant.

Applicants are strongly encouraged to provide tenants with the Right of First Refusal Request Form,
where applicable, as part of their communication with tenants. See Section 2.1(g) for more information.

A Final Tenant Relocation Report, as outlined in Section 2.1(i), must be approved prior to the issuance
of the occupancy permit.

Legal Agreements - for projects where the right of first refusal is required, (described in Section 2.1(g)
and 3.1(e)):

0 Inthese cases, the rental units and the right of first refusal will be secured through legal
agreements, (e.g. Housing Agreement pursuant to section 565.2 of the Vancouver Charter,
including no stratification and no separate sales covenants), or any other legal mechanism
deemed necessary by the Director of Legal Services and the General Manager of Arts, Culture
and Community Services for a term of 60 years or life of the building, whichever is greater.
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6.2 For projects where tenancies are maintained

(@) A Market Rental or Non-Market Rental Tenant Relocation Application Form must be submitted with
every Rezoning or development permit application. All tenants must be included, although the Tenant
Relocation Plan requirements will only apply to eligible tenants as described in Section 1.

(b) If after the evaluation of the Market Rental or Non-Market Rental Tenant Relocation Application Form,
staff determine that tenants will not be permanently displaced as a result of the proposed work, a
Temporary Relocation Option or Non-Impact Statement will be provided by the applicant.

e A Temporary Relocation Option Statement must include details on temporary relocation
options provided and/or reductions in rent for each tenant and must be notarized with a
declaration that tenancies will not be affected as a result of the work completed.

¢ A Non-Impact Statement must be notarized with a declaration that tenancies will not be
affected as a result of the work completed.

(c) Communication with tenants: applicants are encouraged to provide written communication with tenants
during the permitting process with information on the proposed project, as well as to let them know
tenancies will not be disrupted.

For more detailed information on the tenant relocation process, including access to application forms,
templates, and checklists, refer to the Protecting Renters and Rental Housing webpage.
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Appendix

Bulletin requirements that apply in the Broadway Plan area and in RM-3, RM-3A, RM-4 and RM-4N zones in the
Grandview-Woodland Plan area refer to the geography illustrated in Map A and Map B below.

Bulletin requirements that apply in Transit-Oriented Areas for applications involving rezoning under the Transit-

Oriented Areas Rezoning Policy, refer to the geographies illustrated in Schedule A of the Transit-Oriented Areas
Designation By-law.

Map A: Broadway Plan Area
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Map B: RM Zoned Areas Subject to the RHS ODP in the Grandview-Woodland Plan Area
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Vancouver Renter Information for Market Rental Housing

This handout summarizes the minimum assistance required for eligible tenants under the
Provincial Residential Tenancy Act (RTA) and the City of Vancouver’s Tenant Relocation and
Protection (TRP) Policy*.

RTA Requirements for Sufficient Notice to End Tenancy for All Residential Tenancies
City Tenant Relocation Plan Requirements

Frequently Asked Questions

Resources and Key Contacts

PR

For more information on the City’s renter rights and tenant protection policies see the “Renter Rights and
Relocation Assistance due to Redevelopment” webpage (https://vancouver.ca/people-programs/renter-
rights-and-relocation-assistance-due-to-redevelopment.aspx). If you have any questions about the
information in this sheet please contact the City’s Tenant Relocation and Protection staff at Phone: 604-
829-8001, email: trp@vancouver.ca

Sufficient Notice under the RTA

The BC Residential Tenancy Act requires landlords to give you four months’ notice to move out in the
case of renovations to, or demolition of your building. Tenants have 30 days to dispute the notice. More
information is available from the Residential Tenancy Branch.

If your landlord plans to renovate, demolish, or convert your building, they may give you a notice to end
tenancy only after all the necessary permits have been issued.

Type of tenancy Notice your landlord must give you to move out under the RTA

Month-to-month Four-months’ notice

Fixed-term lease where  None, only at the end of the fixed term

you must move
out at the end As of December 11, 2017, fixed-term tenancy agreements can no longer

include a vacate clause requiring a tenant to move out at the end of the

term unless:
a. The tenancy agreement is a sublease agreement; or

b. The tenancy is a fixed-term tenancy in circumstances prescribed in
section 13.1 of the Residential Tenancy Regulation. This Regulation
specifies situations where a landlord or landlord’s close family
member plans, in good faith, to occupy the rental unit.

Fixed-term lease where
you can stay past the end Four months’ notice, only at the end of the fixed term or after
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City Tenant Relocation Plan Requirements

Applicants (developers/landlords) seeking a rezoning or development permit for redevelopment or
renovation are required to provide a Tenant Relocation Plan (TRP) that outlines what compensation and
assistance tenants are entitled to where tenants in existing rental or social housing units will be
displaced. This work typically results in the entire building, or part of the building, being demolished or
emptied. Below is a summary of eligibility, compensation and assistance tenants are entitled to under
the TRP. More information is available in the City’s Tenant Relocation and Protection Policy and Bulletin.

Eligibility: If you have been living in the building for at least one year at the date of application, you are
likely eligible for the TRP. If you live in secondary rental (e.g. a basement suite or laneway home), the
eligibility requirement is two years from date of application if the project involves lot consolidation and
has transferred ownership. After the City approves the draft TRP, you will receive a letter from the
applicant advising of your eligibility or ineligibility.

If you are eligible for assistance, the Tenant Relocation Plan must meet the following City requirements:

1. Communication and Engagement with Residents

The process and timeline of each project varies but generally follows the steps below. If the project
does not require rezoning, it will be processed faster. A tenant meeting is required to be held by the
applicant near the beginning of the process for projects of ten or more units, and one-on-one
meetings for projects of less than ten units. City Staff will be in attendance for a tenant meeting.

Tenant 4 Months’ Notice to
Meetin End Tenancy Issued

Rezoning Enquiry Rezoning Council D2 TS Building

Pre-Application- ot o and Building
if applicable Ao Decision bommit Vacated

\
Y v Y Y
~4-12months  ~ 12 months ~12 - 18 months ~1-3years

Development stage What information you can expect

Description of your landlord's intent to renovate, redevelop, or
demolish your building.
Pre-Application- if applicable
The applicant is required to host a meeting for tenants in
Before your landlord or their agent  buildings with ten units or more, to further explain the project,
(the applicant) applies to the City for application timelines, and the TRP process. The City will send a
redevelopment, or shortly after the  Tenant Needs Survey to all residents to identify specific
application is opened preferences or special circumstances to tailor the support you
receive. Residents are strongly encouraged to fill out this survey.
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A summary of the Tenant Relocation Plan that has been
approved by the City, including information on the compensation
and assistance that you may be eligible for.

Rezoning Application

) . Once the application is formally submitted to the City, eligible
Development Permit Application

tenants are able to move out and receive their Tenant Relocation
Plan compensation and relocation assistance.

Your move-out date with at least four months’ notice through an
After ALL permits are issued official Notice to End Tenancy as required by the RTA.

2. Moving expenses
You will be provided with moving expenses or with an arranged, insured moving company.

Size of unit Moving compensation required
Studio and one-bedroom  $750 or arrangement of insured movers
Two-bedroom $1,000 or arrangement of insured movers

3. Compensation based on length of tenancy

If you are an eligible tenant, compensation will be provided to you prior to or at move-out, based on
the length of your tenancy. This can take the form of free rent, a lump sum payment, or a
combination of both. It is a one-time payment.

* 4 months’ rent for tenancies up to 5 years

* 5 months’ rent for tenancies over 5 years and up to 10 years

* 6 months’ rent for tenancies over 10 years and up to 20 years

* 12 months’ rent for tenancies over 20 years and up to 30 years

« 18 months’ rent for tenancies over 30 years and up to 40 years and

* 24 months’ rent for tenancies over 40 years

4. Assistance finding new accommodations
If you are an eligible tenant, you will be offered the option of assistance identifying three alternate
accommaodation options. The options should best meet your identified priorities as detailed in the
Tenant Needs Survey, and in additional one-on-one conversations, such as:
* budget preference;
e neighbourhood; and
« other priorities (pet-friendly, close to schools, smoke-free, etc.).

To set yourself up for success, you should engage in the process of looking for a new home. The
applicant is responsible for identifying your needs and providing options to you. However many of
these will be options in the private rental market, which may require you to:

o Fill out applications for a new unit;

¢ Meet with potential landlords and provide relevant information as needed; and

e Attend scheduled viewings of potential units to see if it is a good fit.

5. Additional support for low income tenants or tenants facing other barriers to housing
If you are an eligible tenant with low income (less than $31,679 for a single or couple without
dependents or less than $52,798 for a single or couple with dependents) or facing other barriers to
housing, such as requiring an accessible unit or having a mental or physical issue that poses a
barrier to housing security, additional support is required from the applicant.
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« If you want assistance finding new accommodation, the applicant must assist you in securing
a housing option that is affordable and/or suitable to your needs (e.g. accessible unit,
supportive housing, assisted living facility). The applicant is required to provide proof of this.

» If a permanent option cannot be secured immediately, an interim measure (such as a rent
top-up) may be considered until a permanent option can be secured. A permanent option
must be secured prior to the City issuing the Occupancy Permit.

For tenants facing relocation barriers, additional supports may also be required. This may include a
stipend to offset relocation difficulties (up to $2,500) and/or paying for costs related to relocation,
such as unit modifications, assistance applying for housing, packing, translation services, etc.

Note: In order to determine additional supports, tenants need to fill out the standard Tenant Needs
Survey. Income testing may be required by the City.

6. Right of First Refusal

Eligible tenants are provided Right of First Refusal to move back into the new building with a 20%
discount off starting market rents, or at the new non-market rents in circumstances when the
replacement unit is social housing. If you are interested in the Right of First Refusal, you need to fill
out the Right of First Refusal Form, which will be provided to you, along with the Tenant Needs
Survey.

Frequently Asked Questions

1.

Do I have to wait until | receive my Notice to End Tenancy in order to get my compensation or
can | move out before that?

Once the application is formally submitted to the City, eligible tenants are able to move out and
receive their Tenant Relocation Plan compensation and relocation assistance. You do not need to
wait until you get the Notice to End Tenancy.

How is the City’s Tenant Relocation Plan different from a Mutual Agreement to End Tenancy?
The City’s TRP is reviewed and approved by City staff as per the Tenant Relocation and Protection
Policy. The minimum compensation package required is outlined above.

In some cases, a landlord may also offer a Mutual Agreement to End Tenancy. The terms in such an
agreement are negotiated between the landlord and the tenant, and do not involve the City. The
Mutual Agreement to End a Tenancy (RTB-8) form is used by the landlord and tenant to formalize
such an agreement.

In these situations, a tenant needs to decide between the City’'s TRP package and the offered Mutual
Agreement to End a Tenancy. To make this decision, a tenant should compare what each of these
packages offer and choose the option that best suits their needs. The applicant is required to provide
you both the Mutual Agreement and the TRP package so you can compare the two. You do not have
to sign a Mutual Agreement if you do not want to.

What about tenant assistance for renovation work where tenancies don’t have to be ended?

The Residential Tenant Act and associated guidelines provide specific guidance for whether a
landlord may end a tenancy in order to undertake renovations or repairs to a rental unit. For more
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information, please refer to Residential Tenancy Policy Guideline 2, Ending a Tenancy for Landlord’s
Use of Property. In order to end tenancies for renovations, renovations or repairs they must:

« be so extensive that they require the unit to be empty in order for them to take place; or
« significantly alter the rental unit to the point of it being fundamentally different than it was at
the start of the tenancy.

Temporary Relocation Option — for renovations where tenants are required to leave their unit for
more than one day, but where tenancies do not need to end, the applicant must provide a temporary
relocation offer to tenants, including:
« communication to tenants specifying the scope of work required and length of time the tenant
needs to be out of the unit; and
« reduced rent, payment in proportion to the temporary relocation costs incurred by relocating
to other suitable accommodation, or provision of temporary accommodation (e.g. in another
unit in the building, hotel, etc.).

Resources and Key Contacts

BC Government - Residential Tenancy Act and Residential Tenancy Branch
Information on tenant and landlord rights under the Residential Tenancy Act
https://www?2.gov.bc.ca/gov/content/housing-tenancy/residential-tenancies

Tenant Resource and Advisory Centre (TRAC)
Direct support and guidance on starting a tenancy, ending a tenancy, and dispute resolution
http://tenants.bc.ca/, phone: 604-255-0546 or 1-800-665-1185

City of Vancouver Tenant Relocation and Protection Policy Information
Information and staff to answer questions about tenant protection policies
Phone: 604-673-8001, email: trp@vancouver.ca

City of Vancouver Homelessness Services
Assists Vancouver residents experiencing or at risk of homelessness
Phone: 604-665-3318, email: carnegie.outreach@vancouver.ca
Address: 392 Powell Street, Vancouver, BC, hours: Monday — Friday 9am-4pm

City of Vancouver Development and Building Services Centre
Assists Vancouver residents with development and building permit information
Phone: 604-873-7611, send a question or make an in-person appointment via their online portal
Address: 515 West 10th Avenue, Vancouver, BC V5Z 4A8
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Vancouver Renter Information for Market Rental Housing

This handout summarizes the minimum assistance required for eligible tenants under the
Provincial Residential Tenancy Act (RTA) and the City of Vancouver’s Tenant Relocation and
Protection (TRP) Policy*.

RTA Requirements for Sufficient Notice to End Tenancy for All Residential Tenancies
City Tenant Relocation Plan Requirements

Frequently Asked Questions

Resources and Key Contacts

PowbdrE

For more information on the City’s renter rights and tenant protection policies see the “Renter Rights and
Relocation Assistance due to Redevelopment” webpage (https://vancouver.ca/people-programs/renter-
rights-and-relocation-assistance-due-to-redevelopment.aspx). If you have any questions about the
information in this sheet please contact the City’s Tenant Relocation and Protection staff at Phone: 604-
829-8001, email: trp@vancouver.ca

Sufficient Notice under the RTA

The BC Residential Tenancy Act requires landlords to give you four months’ notice to move out in the
case of renovations to, or demolition of your building. Tenants have 30 days to dispute the notice. More
information is available from the Residential Tenancy Branch.

If your landlord plans to renovate, demolish, or convert your building, they may give you a notice to end
tenancy only after all the necessary permits have been issued.

Type of tenancy Notice your landlord must give you to move out under the RTA
Month-to-month Four-months’ notice

Fixed-term lease where you None, only at the end of the fixed term

must move

out at the end As of December 11, 2017, fixed-term tenancy agreements can no longer include a

vacate clause requiring a tenant to move out at the end of the term unless:
a. The tenancy agreement is a sublease agreement; or
b. The tenancy is a fixed-term tenancy in circumstances prescribed in section
13.1 of the Residential Tenancy Regulation. This Regulation specifies
situations where a landlord or landlord’s close family member
plans in good faith to occupy the rental unit.

Fixed-term lease where
you can stay pastthe end  Four months’ notice, only at the end of the fixed term or after
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City Tenant Relocation Plan Requirements

Applicants (developers/landlords) seeking a rezoning or development permit for redevelopment or
renovation are required to provide a Tenant Relocation Plan (TRP) that outlines what compensation and
assistance tenants are entitled to where tenants in existing rental or social housing units will be
displaced. This work typically results in the entire building, or part of the building, being demolished or
emptied. Below is a summary of eligibility, compensation and assistance tenants are entitled to under
the TRP. More information is available in the City’'s Tenant Relocation and Protection Policy and Bulletin.

Eligibility: If you have been living in the building for at least one year at the date of application, you are
likely eligible for the TRP. If you live in secondary rental (e.g. a basement suite or laneway home), the
eligibility requirement is two years from date of application if the project involves lot consolidation and
has transferred ownership. After the City approves the draft TRP, you will receive a letter from the
applicant advising of your eligibility or ineligibility.

If you are eligible for assistance, the Tenant Relocation Plan must meet the following City requirements:

1. Communication and Engagement with Residents
The process and timeline of each project varies but generally follows the steps below. If the project
does not require rezoning, it will be processed faster. A tenant meeting is required to be held by the
applicant near the beginning of the process for projects of ten or more units, and one-on-one
meetings for projects of less than ten units. City Staff will be in attendance for a tenant meeting.

Development Stage

Description of your landlord's intent to renovate,

Rezoning Application redevelop, or demolish your building.

Before your landlord or their agent (the The applicant is required to host a meeting for
applicant) applies to the City for redevelopment, | tenants in buildings with ten units or more, to

or shortly after the application is opened further explain the project, application timelines,

and the TRP process. The City will send a Tenant
Needs Survey to all residents to identify specific
preferences or special circumstances to tailor the
support you receive. Residents are strongly
encouraged to fill out this survey encouraged to fill
out this survey
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Development Permit Application

A summary of the Tenant Relocation Plan that has
been approved by the City, including information on
the compensation and assistance that you may be

eligible for.

Once the application is formally submitted to the
City, eligible tenants are able to move out and
receive their Tenant Relocation Plan compensation
and relocation assistance.

After ALL permits are issued

Your move-out date with at least four months’
notice through an official Notice to End Tenancy as
required by the RTA.

2. Moving expenses

You will be provided with moving expenses or with an arranged, insured moving company.

Size of unit Moving compensation required
Studio and one-bedroom  $750 or arrangement of insured movers
Two-bedroom $1,000 or arrangement of insured movers

3. Compensation based on length of tenancy

If you are an eligible tenant, compensation will be provided to you prior to or at move-out, based on
the length of your tenancy. This can take the form of free rent, a lump sum payment, or a
combination of both. It is a one-time payment.

* 4 months’ rent for tenancies up to 5 years

* 5 months’ rent for tenancies over 5 years and up to 10 years

« 6 months’ rent for tenancies over 10 years and up to 20 years

« 12 months’ rent for tenancies over 20 years and up to 30 years

« 18 months’ rent for tenancies over 30 years and up to 40 years and

« 24 months’ rent for tenancies over 40 years

4. Assistance finding new accommodations

If you are an eligible tenant, you will be offered the option of assistance identifying three alternate
accommodation options. The options should best meet your identified priorities as detailed in the
Tenant Needs Survey, and in additional one-on-one conversations, such as:

* budget preference;

* neighbourhood; and

» other priorities (pet-friendly, close to schools, smoke-free, etc.).

To set yourself up for success, you should engage in the process of looking for a new home. The
applicant is responsible for identifying your needs and providing options to you. However many of
these will be options in the private rental market, which may require you to:

e Fill out applications for a new unit;

e Meet with potential landlords and provide relevant information as needed; and

e Attend scheduled viewings of potential units to see if it is a good fit.

5. Additional support for low income tenants or tenants facing other barriers to housing

If you are an eligible tenant with low income (less than $31,679 for a single or couple without
dependents or less than $52,798 for a single or couple with dependents) or facing other barriers to
housing, such as requiring an accessible unit or having a mental or physical issue that poses a
barrier to housing security, additional support is required from the applicant.
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« If you want assistance finding new accommodation, the applicant must assist you in securing
a housing option that is affordable and/or suitable to your needs (e.g. accessible unit,
supportive housing, assisted living facility). The applicant is required to provide proof of this.

» If a permanent option cannot be secured immediately, an interim measure (such as a rent
top-up) may be considered until a permanent option can be secured. A permanent option
must be secured prior to the City issuing the Occupancy Permit.

For tenants facing relocation barriers, additional supports may also be required. This may include a
stipend to offset relocation difficulties (up to $2,500) and/or paying for costs related to relocation,
such as unit modifications, assistance applying for housing, packing, translation services, etc.

Note: In order to determine additional supports, tenants need to fill out the standard Tenant Needs
Survey. Income testing may be required by the City.

6. Right of First Refusal
Eligible tenants are provided Right of First Refusal to move back into the new building with a 20%
discount off starting market rents, or, at the new non-market rents in circumstances when the
replacement unit is below market or social housing.

Size of unit 20% below city-wide average
rents for 2024 *

Studio $1,223

One-bedroom $1,429

Two-bedroom $1,969

Three-bedroom or larger $2,395

*Based on CMHC’s 2023 Rental Market Survey

If you are interested in the Right of First Refusal, you need to fill out the Right of First Refusal Form,
which will be provided to you, along with the Tenant Needs Survey.

Frequently Asked Questions

1. Do | have to wait until | receive my Notice to End Tenancy in order to get my compensation or
can | move out before that?
Once the application is formally submitted to the City, eligible tenants are able to move out and
receive their Tenant Relocation Plan compensation and relocation assistance. You do not need to
wait until you get the Notice to End Tenancy.

2. How is the City’s Tenant Relocation Plan different from a Mutual Agreement to End Tenancy?
The City’s TRP is reviewed and approved by City staff as per the Tenant Relocation and Protection
Policy. The minimum compensation package required is outlined above.

In some cases, a landlord may also offer a Mutual Agreement to End Tenancy. The terms in such an
agreement are negotiated between the landlord and the tenant, and do not involve the City. The
Mutual Agreement to End a Tenancy (RTB-8) form is used by the landlord and tenant to formalize
such an agreement.
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In these situations, a tenant needs to decide between the City’'s TRP package and the offered Mutual
Agreement to End a Tenancy. To make this decision, a tenant should compare what each of these
packages offer and choose the option that best suits their needs. The applicant is required to provide
you both the Mutual Agreement and the TRP package so you can compare the two. You do not have
to sign a Mutual Agreement if you do not want to.

3. What about tenant assistance for renovation work where tenancies don’t have to be ended?
The Residential Tenant Act and associated guidelines provide specific guidance for whether a
landlord may end a tenancy in order to undertake renovations or repairs to a rental unit. For more

information, please refer to Residential Tenancy Policy Guideline 2, Ending a Tenancy for Landlord’s
Use of Property. In order to end tenancies for renovations, renovations or repairs they must:

« be so extensive that they require the unit to be empty in order for them to take place; or
- significantly alter the rental unit to the point of it being fundamentally different than it was at
the start of the tenancy.

Temporary Relocation Option — for renovations where tenants are required to leave their unit for
more than one day, but where tenancies do not need to end, the applicant must provide a temporary
relocation offer to tenants, including:
« communication to tenants specifying the scope of work required and length of time the tenant
needs to be out of the unit; and
- reduced rent, payment in proportion to the temporary relocation costs incurred by relocating
to other suitable accommodation, or provision of temporary accommaodation (e.g. in another
unit in the building, hotel, etc.).

Resources and Key Contacts

BC Government - Residential Tenancy Act and Residential Tenancy Branch
Information on tenant and landlord rights under the Residential Tenancy Act
https://www?2.gov.bc.ca/qgov/content/housing-tenancy/residential-tenancies

Tenant Resource and Advisory Centre (TRAC)
Direct support and guidance on starting a tenancy, ending a tenancy, and dispute resolution
http://tenants.bc.ca/, phone: 604-255-0546 or 1-800-665-1185

City of Vancouver Tenant Relocation and Protection Policy

Information and staff to answer questions about tenant protection policies Phone: 604-673-8001,
email: trp@vancouver.ca

City of Vancouver Homelessness Services
Assists Vancouver residents experiencing or at risk of homelessness
Phone: 604-665-3318, email: carnegie.outreach@vancouver.ca
Address: 392 Powell Street, Vancouver, BC, hours: Monday — Friday 9am-4pm

City of Vancouver Development and Building Services Centre
Assists Vancouver residents with development and building permit information
Phone: 604-873-7611, send a question or make an in-person appointment via their online portal
Address: 515 West 10th Avenue, Vancouver, BC V5Z 4A8 5
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