Memo: Metro Vancouver Transit-Oriented Affordable Housing Revolving
Loan Fund
Task B2: Local Fund and Context Assessment

Prepared by: CitySpaces Consulting
February 2019

Table of Contents
INTRODUCTION ............................................................................................................................................... 2
AFFORDABLE HOUSING IN METRO VANCOUVER ........................................................................................... 3

REGIONAL PRIORITIES........................................................................................................................................... 3
KEY PLAYERS ....................................................................................................................................................... 4
FINANCING AND FUNDING FOR AFFORDABLE HOUSING ....................................................................................... 8
KEY FUNDING AND FINANCING SOURCES IN METRO VANCOUVER .............................................................. 9

CANADA MORTGAGE AND HOUSING CORPORATION (CMHC)............................................................................. 9
BC HOUSING ..................................................................................................................................................... 12
VANCITY CREDIT UNION .................................................................................................................................... 15
NEW MARKET FUNDS PLATFORM ....................................................................................................................... 18
ASSESSMENT OF FUNDING CONTEXT IN METRO VANCOUVER ................................................................... 22

LIMITATIONS ...................................................................................................................................................... 22
OPPORTUNITIES ................................................................................................................................................. 25
APPENDIX A ................................................................................................................................................... 27

LIST OF KEY INFORMANTS .................................................................................................................................. 27
APPENDIX B.................................................................................................................................................... 28

INTERVIEW GUIDE .............................................................................................................................................. 28

1

Introduction
The Metro Vancouver Regional District has contracted ECONorthwest and its project consultants to
prepare a business case for a transit-oriented affordable housing revolving loan fund for the Metro
Vancouver region. As many of these types of funds exist in the United States (USA) to support
affordable housing development, Metro Vancouver and its partners are exploring how a similar type of
fund could be established within the BC context.
CitySpaces undertook research to identify opportunities and limitations of introducing this type of fund
in Metro Vancouver. Interviews were conducted with major funding providers in BC to explore some of
the characteristics of the existing funds that allow affordable housing to be developed in the region.
This information is intended to facilitate a deeper understanding of the affordable housing context in
BC and the Metro Vancouver region, thereby assisting with the potential application and
implementation of the fund, and facilitating a comparison to transit-oriented affordable housing
revolving loan funds already established in the USA.
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Affordable Housing in Metro Vancouver
Regional Priorities
In response to the regional growth pressures and housing affordability issues, and to advance its’
complete community goals of Metro 2040 Regional Growth Strategy, Metro Vancouver prepared an
update to its Regional Affordable Housing Strategy in 2016. A primary focus of the document is to
encourage the development of rental housing, with strategies to preserve existing rental housing stock
and support existing tenants. The strategy also emphasizes locating market rental and non-market
rental housing in close proximity to transit and leveraging transit-oriented development opportunities.
Such policies include1:
•

Review opportunities to leverage Provincial surplus or under-utilized public properties in
frequent transit locations for rental housing for very low to moderate income households,
where appropriate, to achieve long-term housing, transit and financial objectives.

•

Establish transit-oriented inclusionary housing targets for purpose built rental and for housing
affordable to very low to low income households within 800m of new or existing rapid transit
stations and 400m of frequent bus corridors that are anticipated to accommodate enhanced
residential growth.

•

Provide incentives for new purpose-built rental housing and mixed income housing located in
transit-oriented locations to enable these developments to achieve financial viability, as
warranted.

•

Offer incentives and use tools that will help make development of new purpose-built market
rental housing financially viable (i.e. parking reductions, fee waivers, increased density, and
fast-tracking) as needed.

The Metro 2040 Regional Growth Strategy recognizes affordable housing as an essential component
of creating complete communities. In supporting the Strategy, member municipalities are required to
prepare local Housing Action Plans which are intended to help implement regional housing goals.
Most member municipalities have prepared housing action plans and most recognize the inherent
connection between housing and transportation with policy, regulatory and program responses.
•

1

For example, the City of Richmond’s recently updated Affordable Housing Strategy (2017)
outlines actions for transit-oriented affordable housing development such as parking
reductions for low end of market rental units along the frequent transit network.

Regional Affordable Housing Strategy, Metro Vancouver, 2016
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Key Players
The development of affordable housing is typically delivered through multiple key players. This
section briefly describes their roles.

Senior Levels of Government
Among Canada’s different levels of government, the Federal government played the most significant
role in social housing from the1940s to the early 1990s. Since then its role has varied considerably in
step with changing perspectives and priorities of different administrations. In 2018, the federal
government recommitted and increased Canada’s involvement in housing through the National
Housing Strategy, along with $40 billion funding over 10 years. The intended outcomes are to create
100,000 new units, and repair 300,000 units.
By contrast, the Province of British Columbia’s role in housing expanded in the 1990s. BC Housing, first
established in 1967, became the agency to fulfill the province’s commitment to continue to develop
and manage subsidized housing. BC also took steps to engage local governments in meeting local
needs, beginning with an amendment to the Local Government Act, making it mandatory to include
policies for affordable, rental and special needs housing in Official Community Plans.
As of mid-2018, BC Housing’s programs focused on providing:
•

Financial supplements for low income seniors and working families renting units in the private
market;

•

Rental housing owned and operated by non-profit housing providers for low- and moderateincome households;

•

Capital and operating funding to build safe homes, transitional, and independent rental
housing for women and their children fleeing violence;

•

Capital and operating funding to build 2,500 new homes with 24/7 support over three years
for people who are experiencing homelessness or at-risk of homelessness;

•

Capital grants, interim and take-out financing, and an operational subsidy to create 1,750 new
homes over 10 years for Indigenous people; and

•

New opportunities for the private sector, local government, and non-profit societies by
providing expertise and a centre for collaboration with partners in developing or redeveloping
existing sites.

While both the Provincial and Federal governments have recently committed over $22 million in grants
and financing over the next ten years, the funding in all cases is predicated on partnerships with local
government or other funders to support the developments2. Non-profits are expected to contribute
land and/or make significant equity contributions; projects also need to demonstrate financial viability
2

Through the National Housing Co-Investment Fund, a total of $15.9 billion in grants and loans have been made available for
affordable housing across Canada to be distributed over the next 10 years. The Provincial government has also committed $6.6
billion over 10 years, specifically for families, seniors, Indigenous households, women fleeing violence and students.
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and evidence of approval and short timeline to receive funding. These expectations continue to place
considerable pressure on local governments to support non-profit housing development in their
communities and to become active beyond their traditional land use planning and development
approvals role in the provision of affordable housing.

Local Governments
Local governments have an increasingly important role to play in enabling the creation of affordable
market and non-market housing through policy, zoning, partnerships, financial incentives, and staff
support. Their authority comes from Provincial legislation — the Community Charter, the Local
Government Act (LGA)3 and the Strata Property Act. While the Strata Property Act has limited provisions
related to housing, such as providing authority for a Council or Board to decide on applications to
convert an existing rental building into strata lots, the LGA offers considerably more. Under the LGA,
municipalities and regional districts including Metro Vancouver are enabled to support the
development of affordable housing with respect to the following provisions:
•

Require an Official Community Plan to include housing policies with respect to affordable
housing, rental housing, and special needs housing;

•

Provide flexibility to allow higher density in return for the provision of community amenities,
including affordable and special needs housing;

•

Enter into housing agreements that are registered on the land’s title, setting out specific
conditions;

•

Provide authority to waive or reduce development cost charges (DCCs) for not-for-profit rental
housing, as well as for-profit affordable housing; and

•

Collect information necessary to identify current and projected housing needs and publish a
report, known as a housing needs report, showing current and projected housing needs every
5 years (the Local Government Statutes (Housing Needs Reports) Amendment Act is new
legislation. It is expected that the new requirements will come into force when the applicable
regulations are adopted, which is anticipated to occur in Spring 2019).

In addition, local governments are increasingly taking a more active role to plan for and facilitate
affordable housing development including:
•

3

Policy and regulatory measures: which include municipal land use planning (e.g. Official
Community Plans, Neighbourhood Plans), regulatory and development approval tools to
encourage the supply of housing (e.g. Zoning Bylaws4), and standalone housing policies such

The City of Vancouver is served by its own legislation, the Vancouver Charter. While the Vancouver Charter makes specified
provisions to the Community Charter and the Local Government Act, most other local government legislation provisions do not
apply to Vancouver. The Vancouver Charter sets out its main powers and responsibilities, including elections, public works, real
property taxation and land use planning. Many of these powers parallel those of other municipalities, while some differ
substantially (Province of British Columbia, 2019).
4
The Local Government Statutes (Residential Rental Tenure Zoning) makes amendments to the Local Government Act and
Vancouver Charter. The legislation provides local governments with a new authority to zone for residential rental tenure and
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as tenant displacement prevention.
•

Fiscal measures: such as direct funding (e.g. housing reserve funds), provision of City owned
land, and at times, relief from municipal fees and charges.

•

Education and advocacy: to help raise community awareness of local affordability issues and to
encourage an increased role and support by senior governments to address affordability
challenges.

•

Direct Service: to provide affordable housing either through a civic department or agency such
as a municipal housing authority.

As a regional district type of local government, Metro Vancouver has demonstrated leadership in the
areas described above. This includes undertaking research and pilot projects to test innovative
housing solutions and to share knowledge with member municipalities.
In addition, Translink and the Regional Transportation Strategy Framework support regional land use
objectives, including policies to focus growth in Urban Centres, Frequent Transit Development Areas
and along the Frequent Transit Network within compact urban areas. Affordable and rental housing
along the Frequent Transit Network is encouraged in this Strategy, as well as providing supportive
funding to improve access to and within frequent transit areas.

Private Sector
The private sector includes landowners, developers and builders, investors and landlords and is
responsible for the development, construction and management of a range of housing forms and
tenures including ownership and rental housing. This sector works closely with local governments to
provide a range of housing choices aimed at addressing short- and longer-term local housing need
and demand. The private sector players, such as developers, can partner with non-profit housing
societies to build and secure affordable housing units. Sometimes local governments require private
sector developers to build a minimum number of affordable units as part of their projects, often in
exchange for an incentive such as extra density.

Non-Profit Sector
Non-profit and co-operative housing societies have become the primary sector that operate affordable
housing developments. This sector provides safe, secure and affordable rental housing to households
with low to moderate incomes. It is mainly comprised of community-based organizations that are able
to secure senior levels of funding and leverage existing assets to provide a greater number of
affordable housing units and lower rents, often secured with municipal and private partnership. Nonprofit housing providers sometimes also provide a range of programming on or offsite (e.g.
employment readiness, childcare, legal services, and living supports) to help individuals and
households that may experience barriers to housing. Non-profit mandates and expertise with tenant
selection and occupancy management ensure that appropriate priority groups are connected to their
affordable housing portfolio.

enact zoning bylaws that require new housing in these residential areas be developed as rental units and ensure that existing
areas of rental housing are preserved as such. The intent of these changes is to give local governments greater ability to
preserve and increase the overall supply of rental housing in their communities and increase housing choice and affordability.
6

The non-profit sector became the dominant affordable housing provider starting in the 1970s, when
federal funding programs increasingly moved away from the provision of public housing to funding
non-profits, churches, cooperatives and municipalities. These programs typically supported 100% of
the capital and operating costs associated with this type of social housing. By the mid 1990s, however,
the federal government took a step back from the direct provision, funding, and management of
affordable housing, transferring most of this function over to the provinces. As a result, there has been
a notable gap in the construction of affordable housing in BC over the past couple of decades.
In 2018, the funding commitments described indicate a potential for a considerable number of new
units to be created. However, in all cases, the programs have requirements for partnership and equity
contributions that require a greater financial and administrative capacity of the sector then had been
needed in the previous era of social housing development.
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Financing and Funding Context
Canada Mortgage and Housing Corporation (CMHC) provides mortgage default insurance to lenders
for high-risk mortgages, creating an environment where lenders use CMHC’s requirements to establish
their underwriting criteria and determine how much they will provide in financing. The availability of
mortgage insurance has made homeownership a viable option for many Canadian households that
would not have otherwise been approved for mortgage financing. The resultant high demand for
homeownership has been further supported with very low interest rates in recent decades. As a result
of this level of demand, as well as a lack of tax-based incentives for rental housing, and the advantage
of having no long-term hold, has resulted in the vast majority of multi-unit residential buildings in the
region to be built as strata condominium developments as opposed to rental housing.
The context for funding and financing of rental housing and affordable rental housing was succinctly
described in a 2017 report prepared for the Federation of Canadian Municipalities.5 This section draws
on the description provided in the report to help set the stage for the discussion on funding and
financing sources:
•

For new construction of market and non-market rental housing, a development typically relies
on a combination of land and/or cash as an equity contribution along with debt financing.

•

For rental housing projects, lenders look to the net operating income of a project (rental
income less operating costs) as the basis for loan repayment. Lenders will not lend if the
project does not generate sufficient cashflow to cover debt service costs.

Affordable housing projects are often caught in this predicament between keeping rents low and
having enough cash flow (from rental income) to service their debt. Most new developments use a
combination of grant and mortgage financing, alongside land or cash contributions as equity, and
financial contributions by local government (e.g. fee waivers, density bonusing contributions).

5

Pomeroy, Steve. 2017. Challenges and opportunities in financing affordable housing in Canada. Background Brief prepared

for the Federation of Canadian Municipalities.
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Key Funding and Financing Sources in Metro Vancouver
Securing capital and operating funding for the provision of affordable housing typically involves
partnerships among multiple sources and at various stages of concept and project development. This
section describes the major financing and funding sources available in BC today — Canada Mortgage
and Housing Corporation, BC Housing, Vancity, and New Market Funds.
BC Housing and, more recently, CMHC are the primary funders of affordable housing in the Province.
Vancity’s Impact Real Estate Program, and New Market Funds provide additional smaller fund options
that have primarily helped to bridge financing gaps for non-profit developers. Vancity, as a financial
institution, also provides financing for acquisition, construction, and take-out for not-for-profit
organizations and developers of affordable housing projects. Other financial institutions also can
provide take-out financing for affordable housing projects, although most access BC Housing
programs due to the preferable rates and requirements. While these four funders comprise the bulk of
the capital stack for building affordable housing in the region, there are other smaller funders that
support affordable and non-market housing projects and programs.
Some foundations, such as the Real Estate Foundation of British Columbia and Vancity Community
Foundation, provide small-scale grants to non-profit organizations to support early stage development
and research costs. There are also foundations and societies that provide grants to support housing for
people experiencing homelessness or at-risk of homelessness, such as the Surrey Homelessness and
Housing Society, and the Streetohome Foundation in previous years. While these foundations and
societies can provide early-stage capital to support housing projects, they will not be considered as
“Key Funding and Financing Sources” in the following analysis.
While many funds expect projects to be within proximity to public transportation, the type of
transportation and other transportation-related criteria is often overlooked in project evaluation or is a
secondary or tertiary consideration. Therefore, proximity to transit is not a primary consideration for
most funding opportunities described below.

Canada Mortgage and Housing Corporation (CMHC)
Background
CMHC is the federal government’s arm for housing-related research and market analysis, loan
securitization, and the largest funder of affordable housing in the country. CMHC’s vision is for all
Canadians to have access to affordable housing that meets their needs. Historically, CMHC has
contributed money to the provinces and territories to increase and preserve quality affordable housing
for vulnerable Canadians through the Investment in Affordable Housing initiative.
With the release of the federal government’s National Housing Strategy earlier in 2018, CMHC’s
funding has been revitalized with new programs and funding opportunities totalling $40 billion to
build, maintain, and operate affordable housing in Canada over its 10-year lifespan. CMHC’s funds are
provided with direction from the National Housing Strategy and have specific outcomes for creating or
repairing affordable housing tied to them. CMHC currently has 27 programs and initiatives that
support diverse housing-related projects and research. For the purposes of this report, the following
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funds will be outlined, as they are the major contributors to help build affordable housing:
•
•
•

Seed Funding
Rental Construction Financing Initiative
National Co-Investment Fund (Construction Stream)

Financing Opportunities
Seed Funding
CMHC’s seed funding can provide contributions and/or loans to assist with the planning costs of
building a new affordable housing project. For new construction, seed funding supports costs for
completing pre-development activities related to the construction of new affordable housing supply,
such as housing needs assessments, business plans, planning fees, project feasibility, and preliminary
design. Contribution grants from CMHC for seed funding are up to $150,000, and loans for seed
funding are up to $350,000.
Rental Construction Financing Initiative (RCFI)
The Rental Construction Financing Initiative provides low-cost loans to encourage the construction of
rental housing across Canada. The RCFI supports sustainable apartment projects in areas where there
is a need for additional rental supply. The Fund has a total of $3.75 billion in available loans, available
until 2021, with each loan backed by CMHC’s mortgage loan insurance. During construction, interest
only payments are incurred, and principal and interest payments are due after 12 months of stabilized
gross income. At the end of the term, the applicant is responsible for arranging take-out financing with
a CMHC approved lender. The Debt Coverage Ratio for the RCFI is 1.10.
National Co-Investment Fund
The National Housing Co-Investment Fund can provide low-cost loans and/or capital contributions to
build new affordable housing. The purpose of the funding is to support construction of new affordable
housing supply, focusing on developing mixed-income, mixed-tenure, and mixed-use housing near
transit and other amenities. With this fund, collaborators such as municipalities, provinces, territories,
and indigenous governments, are required to contribute to the project. There is $13.17 billion
available through the Co-Investment Fund, $4.52 billion of which will be allocated through financial
contributions, and $8.65 billion will be allocated through low-interest loans. The Debt Coverage Ratio
for the Co-Investment Fund is 1.00.
Please see the table below for a summary of all funding and financing opportunities with CMHC.
Financing Opportunities

1

Seed Funding

Rental Construction
2 Financing Initiative
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Amount Available
Per Project

Type of
Financing

Up to $150,000

Grant

Up to $350,000

Debt

Minimum $1,000,000
(up to 100% loan to
cost)

Debt

Interest
Rate

Term

-

Up to 3 yr. period to
complete + advance
activities. Paid back
at first construction
advance.

Fixed Rate
Option;
Floating +
Fixed Option

10 years
(up to 50 yr.
amortization)

Minimum $1,000,000
(Up to 95% of loan*;
up to 40% of costs of
contribution**)

National Housing
3
Co-Investment Fund

Debt

Below market

Contribution

Fixed rate

20 years with 2 terms
Up to 50 yr.
amortization

* Up to 95% of loan for co-operatives, non-profits, and Indigenous groups. For provincial, territorial, or municipal governments,
private sector, and for all projects containing non-residential space, the maximum loan is 75% of costs.
** Up to 40% of costs of contribution for co-operatives, non-profits, and Indigenous groups. For provincial, territorial, or
municipal governments, the maximum contribution is 30% of costs, and for private sector, the maximum contribution is 15%.

Timeline
The funding opportunities outlined above can be used at the following points within a typical project’s
timeline.

Project
Feasibility
Visioning Analysis

1

1

Business
Plan

1

PreDevelopment

1

3

Construction

2

Occupancy/
Operations

3

Eligibility
Seed Funding
Eligible proponents include: non-profit housing organizations, rental co-ops, municipal, provincial, or
territorial governments, indigenous governments, and private entrepreneurs/developers. Eligible
project types include: indigenous community housing, community and affordable housing, mixed-use
market, affordable rental, shelters, transitional housing, supportive housing, conversion of nonresidential buildings to affordable multi-residential, and renovation of existing affordable units at risk
of being abandoned or demolished. Eligible projects must meet affordability targets as determined by
the municipality, province, or territory, and must have a minimum of 5 affordable units.
Rental Construction Financing Initiative
Eligible borrowers include municipalities, not-for-profit developers, and for-profit developers. Projects
must meet the following criteria:
•

Maintained Affordability – 20% of building at rents 30% of median family income (Stats Canada)
and total rental income is 10% less than potential market rental income as per appraisal, OR
approved under other housing programs/initiatives (municipal/provincial/ federal).

•

Energy Efficiency – minimum 15% decrease in energy intensity and GHG emissions from 2015
National Building Code.

•

Accessibility – 10% of units meet or exceed local accessibility standards.

National Co-Investment Fund
Eligible applicants include non-profit housing organizations, rental co-ops, municipal, provincial, or
territorial governments, indigenous governments, and private entrepreneurs/developers. Projects
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must meet the following criteria:
•

Property management experience — at least 5 years of experience operating a
housing property.

•

Credit and repayment history — break even cash flow over the past 5 years.

•

Construction management experience — must have successfully completed a similar project on
time and within budget or enter into a contract with a construction manager who has done so.

•

Financial viability — demonstrated financial and operational ability.

•

Affordability — rents for at least 30% of the units must be less than 80% of the Median Market
Rent and maintained for at least 20 years.

•

Energy efficiency — where practically and technically possible, projects must achieve a 15%
decrease in energy consumption and GHG emissions relative to the 2017 National Energy
Code, or complete a Passive House Planning Package prepared by a Passive House Institute
certified individual.

•

Accessibility — 20% of units meet or exceed local accessibility standards where practically and
technically possible.

•

Other social incomes

BC Housing
Background
BC Housing was established as an agency of the Province of British Columbia in 1967 to manage
provincial and federal-provincial housing and property. BC Housing develops, manages, and
administers a wide range of subsidized housing options across the province across the housing
continuum. BC Housing also carries out research and education that benefits the residential
construction industry, consumers, and the affordable housing sector. BC Housing has partnered with
over 800 housing providers to help more than 104,000 households in 200 communities across BC to
provide or subsidize housing for individuals who are homeless, individuals with disabilities, Indigenous
individuals and families, women and children at risk of violence, low-income seniors and families, and
buyers of new homes.

Grants and Financing Opportunities
Community Partnership Initiative
BC Housing provides several opportunities for funding. The Community Partnership Initiative (CPI) is a
funding program to increase the supply and range of affordable housing options for low- and
moderate-income households across BC. The CPI provides advice, referrals to partnership
opportunities, and long-term financing to help non-profit societies create self-sustaining, affordable
housing developments. Units financed through CPI are intended for low and moderate incomes
12

households and are typically independent housing. Through CPI, BC Housing provides interim
construction financing and/or arranges long-term (take-out) financing through private lenders for
eligible project partners to create affordable housing developments.

Building BC Funds
BC Housing is also involved in providing grant funding across the housing continuum. Currently, there
are several different funding programs or ‘calls for proposals’ for funding issued in 2018 to support a
variety of housing objectives:
•

Community Housing Fund — facilitates the development of mixed-income, affordable rental
housing projects for independent families and seniors. The fund is an investment of
approximately $1.9 billion over 10 years to develop 14,350 units of mixed-income, affordable
rental housing.

•

Indigenous Housing Fund — facilitates the building and operation of 1,750 units of social
housing for Indigenous people in BC. This fund is an investment of $550 million over 10 years
to build and operate 1,750 units of social housing both on- and off-reserve.

•

Supportive Housing Fund — provides supportive housing for people who are experiencing
homelessness or who are at risk of homelessness. This includes an investment of $1.2 billion
over 10 years to deliver 2,500 new homes with 24/7 support services for people who are
experiencing or are at-risk of homelessness.

•

Women’s Transition Housing Fund — provides women and their children who are at risk of
violence and/or who have experienced violence with access to safe, secure, and confidential
services. The Women’s Transition Housing Fund is an investment of $734 million over 10 years
to build and operate 1,500 new units of housing including transition houses, safe homes,
second-stage, and long-term housing for women and their children.

HousingHub
In 2018, the Province created HousingHub to increase the supply of affordable housing for middleincome earners, many of whom have been priced out of the housing market. The goal of BC Housing’s
HousingHub is to identify and advance innovative approaches to create affordable homes, both for
rent and for purchase, for households with average incomes between $50,000 and $100,000. The
Province of BC is providing approximately $20 million to establish the HousingHub. Through private
and community partnerships, the HousingHub provides low-cost financing, expertise to assist in the
planning and development process, project coordination, and access to pre-development funding.

Operating Subsidies
BC Housing also provides, on occasion, ongoing operating subsidies to help housing operators
continue to provide housing and services for households that require a higher level of support.
Please see the table on the following page for a summary of all funding and financing opportunities
with BC Housing.
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Financing Opportunities
Community
Partnership Initiative
Building BC:

•
•
•
•

Community Housing Fund
Indigenous Housing Fund
Supportive Housing Fund
Women’s Transition Housing
Fund

Amount
Available
Per Project

Type of
Financing

Interest Rate*

Term

Up to 100% of
project costs

Debt

2.0% (interim)
3.5% (take-out)

35-year
amortization

• $100,000/unit
• $200,000/unit
• Up to 100% of

• Capital Grant
• Debt
• Operating

2.0% (interim)
3.5% (take-out)

35-year
amortization

Subsidy

project costs

* 2018 rates

Timeline
BC Housing’s typical funding disbursements for the CPI, Building BC, and HousingHub programs are
outlined below.
1

Project Approval – partnership and preliminary project is approved.

2

Pre-Development Funding (PDF) – funding for feasibility, project due diligence, planning fees,
and project consultants is disbursed.

3

Provisional Project Approval Funding (PPA) – project concept and estimated capital and
operating budget approved and disbursed.

4

Final Project Approval Funding (FPA) – approval of final capital costs, construction costs are
finalized through competitive procurement.

5

Interim Financing – provides financing for the project’s construction costs.

6

Take-out Financing – take-out mortgage for the 35-year amortization period.

7

Operating Subsidy – In some cases, ongoing operating subsidies are required to ensure that
the project can continue to operate to serve populations in need.

Project
Feasibility
Visioning Analysis

1

14

2

Business
Plan

2

PreDevelopment

3

2

Occupancy/
Operations

Construction

4

5

6

7

Eligibility
Community Partnership Initiative
Projects must demonstrate there is a present and future need and demand for affordable rental in the
target community and must demonstrate the ability to maintain affordable rents over time without
operating subsidies. Eligible applicants must provide equity in the form of cash, grants, municipal fee
reductions, subordinated debt, or land, and must be a registered non-profit with demonstrated
capacity to take on the project.
Building BC Initiative
Eligibility criteria for the Building BC funds are highlighted below:
•

Community Housing Fund — projects are viable and have a unit mix of 30% affordable units,
50% rent geared to income units, and 20% deep subsidy units for families and seniors. Eligible
proponents are non-profit organizations, including housing co-ops and municipal housing
providers.

•

Indigenous Housing Fund — eligible proponents are Indigenous organizations, First Nations,
and their non- or for-profit development partners.

•

Supportive Housing Fund — eligible proponents are non-profit organizations who have
capacity to operate the supportive housing project once complete.

•

Women’s Transition Housing Fund — eligible proponents are non-profit organizations
specializing in housing and supports for women and children who are experiencing or are at
risk of violence, and who have capacity to operate the housing once complete.

HousingHub
The HousingHub will partner with prospective housing developers in the non- or for-profit sectors,
faith groups, Indigenous organizations, and federal and local governments that have land suitable for
affordable housing that is either unused or underutilized.

Vancity Credit Union
Background
Vancity Credit Union is a values-based financial co-operative with more than 523,000 members. The
credit union has 59 branches in Metro Vancouver, the Fraser Valley, Victoria, Squamish and Alert Bay.
With $25.6 billion in assets plus assets under administration, Vancity is Canada’s largest community
credit union. As a member-owned financial co-operative, Vancity strives to use its assets to help
improve the financial well-being of its members and to develop healthy communities that are socially,
economically and environmentally sustainable.
Vancity provides financial services for the development of affordable housing by non-profit
organizations and market developers through traditional lending, and community investments as part
of its Shared Success program. Through its Shared Success program, Vancity shares 30% of its net
profits with members and communities. In 2017, Vancity invested $14.7 million to support
organizations that focus on co-operative principles and practices, social justice and financial inclusion,
and environment sustainability - areas where Vancity feels it can be the most impactful in creating
healthy communities.
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Vancity’s community investment into affordable housing developments using Shared Success funds is
managed through its Impact Real Estate Program.

Financing Opportunities
Impact Real Estate Shared Success Grants
Shared Success grants are available through Vancity’s Impact Real Estate program to support early
stage project development work. This includes supporting non-profit organizations through the
project vision, concept and feasibility, and business planning stages for a project or portfolio of
projects. These grants also support non-profit organizations to build their real estate development
knowledge and capacity. Vancity also provides expertise, advice, and facilitates connections between
organizations, strategic advisors and consultants. Grants are provided incrementally and are typically
between $5,000 and $25,000 depending on the stage of development. An organization may receive
grants totaling $100,000 during this early stage of development.
Predevelopment Loan Fund Program
Vancity’s Pre-Development Loan Fund Program was developed in 2011 with $3 million seed
investment from the credit union’s Shared Success Program. It was specifically designed to provide
low-cost capital to non-profit organizations during the riskiest time of a project, before permits and
approvals are in place and construction begins. It is also when non-profits find it the hardest time to
access capital from other sources and financial institutions. The Fund supports the development of
affordable rental, affordable home ownership and community-owned spaces.
Currently, the fund is at $6 million, and loans are matched by CMHC’s Housing Innovation Fund.
Should Vancity meet all CMHC requirements by 2021, the fund would growth to $12 million through a
$6 million matching contribution from CMHC.
The Pre-Development Loan Fund program is a revolving loan fund, where all loan and interest
payments go back into the fund to be loaned to new projects. There is no fee associated with the fund
and Vancity administers the fund as part of its operations. Total loan amounts range between $300,000
to $700,000 and are meant to be responsive to the needs of the non-profit organization and project.
Given the flexible nature of these loans, they sit outside of the traditional lending model. Loans are
provided through a promissory note between the non-profit organization and the Greater Vancouver
Community Assistance Foundation, a non-profit that is managed by Vancity Community Foundation.
The Vancity Community Foundation is a charitable organization operating at arms-length from the
credit union. All Pre-Development Loan Funds are assessed and managed by Vancity Impact Real
Estate staff.
Non-profit organizations can access two types of loans from the Pre-Development Loan Fund:
• Pre-development loans of up to $300,000 per project to cover project soft costs to get
through the approvals process. The pre-development loan is repayable upon construction
financing. It has a 2% simple interest.
• Pre-construction loans of up to $500,000 per project. The pre-construction loan is
repayable after 5 years of operations. This loan helps to solve potential equity gaps to allow
the project to get desired construction financing and can help stabilize the first five years of
operations of a project. It has a 2% simple interest.

16

Since 2011, Vancity’s Pre-Development Loan Fund Program has loaned over $8 million to support the
development of over 1954 units of affordable rental housing. The credit union expects to support
another 1,800 units of affordable rental housing through the program over the next three years. The
loan loss percentage currently is less than 1% of the total loans given.

Construction & Take-out Financing
Vancity’s Community Business and Community Real Estate lenders also offer traditional construction
and take-out loans similar to other financial institutions. Non-profit organizations receive special rates
and fee waivers for certain types of loans. If the financing amount exceeds $40 million, Vancity may
syndicate (partner) with another financial institution to finance the project.
Since 2009, Vancity has funded investments of more than $1.48 billion to support the development of
affordable housing in British Columbia. In 2017, 2,907 affordable housing units were constructed or
renovated with financing from Vancity.
Please see the table below for a summary of all funding and financing options with Vancity.
Financing Opportunities

Amount Available
Per Project

Type of
Financing

Interest
Rate

Term

$5,000 –$25,000

Grant

-

-

Vancity’s Impact Real Estate Program
1

Shared Success Grants

2

Pre-Development Loan*

$100,000 – $300,000

Debt

2% simple
interest

Upon
construction
financing

Pre-Construction Loan*

$300,000 – $400,000

Debt

2% simple
interest

After 5 years of
operations

Project Dependent

Debt

**Prime plus

Project Dependent

Debt

**Prime plus

3

Vancity Credit Union
(Traditional Financial Institution Lending)
Construction Financing

4
4
5

Take-Out Financing

At take-out
financing
10 years
(25-30 yr.
amortization)

* Both the Pre-Development and Pre-Construction loans are drawn from the Pre-Development Loan Fund Program.
** Rates depend on a number of factors including the organization’s financial health, revenues, project, loan amount and other
aspects that are considered during the underwriting process.

Timeline
The funding opportunities outlined above can be used at the following points within a typical project’s
timeline.

Project
Feasibility
Visioning Analysis

1
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1

Business
Plan

1

PreDevelopment

2

3

Construction

3

4
4

Occupancy

3

5

Eligibility
Impact Real Estate Shared Success Grants
Shared Success grants to support early stages of project and organizational development are available
to non-profit organizations within the Lower Mainland and Vancouver Island, in communities where
Vancity operates. Non-Vancity member organizations can also access Share Success grants. Should an
organization be deemed too early for a grant, Vancity’s Impact Real Estate staff would support the nonprofit organization to assess their readiness for a project and build the capacity of their staff and board
members.

Pre-Development Loan Fund Program
Similar to the Shared Success grants, non-profit organizations can access the Pre-Development Loan
Fund program if they plan to develop a project within communities where Vancity operates, and do not
need be a Vancity member. The Fund is targeted to perpetually affordable non-market
rental housing, low-end of market housing, and middle-income housing (affordable for households
earning between $30,000 and $80,000 a year). Eligibility requirements include:
•
•
•
•
•
•
•

Site control of the land, either through ownership or a long-term lease
A credible project management team with a demonstrated track record
A viable business plan with a proforma that details how the project and future operations will be
sustained
A Debt Coverage Ratio of 1.10
A 10% reduction in energy intensity and GHG emission relative to similar projects constructed
under BC Building Code
Provision of at least 10% accessible units
Demonstrated adequate access to public transit within 500 m

Projects that are funded through the Pre-Development Loan Fund are not required to obtain
construction financing or take-out with Vancity. However, the potential for traditional lending, cash
management, or other financial services are considered business development opportunities for the
credit union.

Case Study
Vancity helped Semiahmoo House Society with
building 20 homes for people with disabilities and 51
homes at affordable rents in Surrey, BC.
Shared Success Grant: $20,000 for business plan and
feasibility study.
Loan: $200,000 Pre-Development Loan and
Commercial Mortgage

New
Market Funds
Platform
SEMIAHMOO
HOUSE
SOCIETY
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Line-of-Credit: $1.35 million for construction
expenses through Vancity Credit Union.

Background
New Market Funds Inc. (NMF) is an impact investment firm that is majority owned by New Market
Funds Society (NMFS), a registered Canadian charity. The NMF Platform includes the NMF Affordable
Rental Housing Fund, the Community Forward Fund, the Canadian Co-operative Investment Fund, and
New Commons Development. The NMF Platform invests in positive impact in communities and creates
value-driven opportunities for investors. The intentions of each are outlined below.
•

New Market Funds Affordable Rental Housing Fund (NMFARHF) is a priority equity fund
that provides mid-term capital at stabilization of new or substantially-renovated projects.

•

The Community Forward Fund (CFF) is a loan fund dedicated to non-profits and charities to
enable their mission of providing long-term community benefit.

•

The Canadian Co-operative Investment Fund (CCIF) is a loan fund dedicated to investing in
and lending to co-operative enterprises committed to making a difference in their
communities.

•

New Commons Development (NCD) is a non-profit developer that provides development
capacity and early-stage capital for building affordable housing and community real estate.
NCD provides low-cost pre-development working capital for projects that it either develops or
co-develops. NCD is supported by a pool of investor capital called the New Commons
Development. As NCD is a non-profit real estate development company and not simply a
financing tool (loan fund), it will not be considered in the following sections.

Financing Opportunities
New Market Funds Affordable Rental Housing Fund
For co-ops and non-profits, having access to sufficient equity is often the most significant barrier to
building new affordable housing. The NMFARHF supports these organizations by providing earlystage commitment for post-stabilization mid-term financing. The Fund’s final closing was in the spring
of 2017 with $24.7 million. Half of the funds were committed by private and community foundation
investors and half from institutional investors and family offices. The goal of the Fund is for co-op and
non-profit partners to pay down mortgages and build equity in their properties with rental income
over the first 8 to 10 years of operations after the project is completed, then buy out the project from
NMF as a balloon payment. This allows the partner to have a clear path to outright ownership in 8 to 10
years. The NMF Rental Housing Fund is a fixed-life closed-end fund, and not a revolving loan fund,
meaning that when projects are invested in by the fund and the investment is returned by the projects,
the fund then returns this capital to its investors and cannot recycle it to other projects. The fund
targets gross returns at the project level of 7-8% IRR with an objective of achieving a net 6% IRR for its
investors.
Community Forward Fund
The Community Forward Fund makes loans and arranges financing for Canadian non-profits and
charities that are typically excluded from conventional financing opportunities, or have maxed out
these sources but still have a gap in capital. The CFF is designated to address gaps in access to
patient, working capital and bridge loans for small-and medium-sized organizations to enable their
mission of providing long-term community benefit. Examples of loans awarded through the CFF are
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funds for acquisition and construction financing. The CFF is an $11 million evergreen fund, of which
approximately 30%-40% has been loaned to non-profit affordable housing providers.

Canadian Co-operative Investment Fund
The Canadian Co-operative Investment Fund is a Limited Partnership fund that provides capital for cooperative enterprises. The CCIF makes loans as well as quasi-equity and equity investments in any
aspect of a co-operative enterprise, including bridge financing, enterprise development, and growth.
The Fund is an evergreen fund and had its first closing in 2017 at $25 million.
Please see the table below for a summary of all funding and financing opportunities with New Market
Funds and its affiliates.
Financing Opportunities

Amount
Available
Per Project

1 New Market Funds Affordable
Rental Housing Fund

$600,000 $6,000,000

• Priority Equity
• 2nd mortgage

2 Community Forward Fund

$50,000 $1,250,000

• Debt

3

$50,000 $1,250,000

• Debt
• Equity
• Quasi equity

Canadian Co-operative
Investment Fund

Type of
Financing

Interest Rate

• 4.5% cash

distribution
• 7-8% IRR at exit

Term
8-10
years

• 5-8%

5 years

• 5-8%

10 years

Timeline
The funding opportunities outlined above can be used at the following points within a typical project’s
timeline.

Project
Feasibility
Visioning Analysis

Business
Plan

2

3

PreDevelopment

1

*

2

3

Occupancy/
Operations

Construction

2

3

1

*

2

3

*It is to be noted that while the NMFARHF funding is committed at the pre-development stage, funds are not available for use
until project stabilization.

Revolving Loan Characteristics
The characteristics of the CFF and CCIF are outlined below. As New Market Funds is not technically a
revolving loan fund, the characteristics of the NMF Rental Housing Fund loan will not be expanded on.
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Community Forward Fund
As projects that have been funded through the CFF make payments on their loan, money goes back
into the lending pool rather than back to any particular investor(s). The CFF is currently supporting 48
projects with bridge financing of $450,000 to $1 million each.
Canadian Co-operative Investment Fund
Investors in the Fund include 16 co-operative financial institutions and co-operative associations that
are Limited Partners and purchase units in the Fund. Each investment the CCIF makes is divided
between a loan (25% of the investment) and the purchase of units. The loan portion of the investment
attracts an on-going fixed return, and the unit investment return is based on the Fund’s performance.
The CCIF has approved their first 6 projects valued at over $1 million, but no further details on the
projects can be provided at this time.

Eligibility
New Market Funds Affordable Rental Housing Fund
Eligible applicants for NMFARHF include strong existing non-profits, co-operatives, and municipalities
that have a non-profit housing arm. The target affordability for NMF Rental Housing Fund projects is,
on average, below 80% of Area Median Income.
Community Forward Fund
Eligible applicants for CFF include registered non-profits and charities that have at least 2 years of
financial statements and a complete business plan. There are no specific affordability targets for CFF.
Canadian Co-operative Investment Fund
Eligible applicants for CCIF include registered co-operatives with a clear impact-driven mission and
complete business plan. There are no specific affordability targets for CCIF.

Case Study

TIKVA FAMILY RENTAL HOUSING
COMMUNITY LAND TRUST
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Financing from the New Market Funds
Affordable Rental Housing Fund helped the
Community Land Trust of BC build 32 family
townhouse units at the Tikva in Vancouver,
BC. The loan will be disbursed in Q2 of
2019 and construction is slated for
completion in the summer of 2019. The
CLT received over $600,000 to help build
this project.

Assessment of Funding Context in Metro Vancouver
While there are limitations to the type and amount of funding and financing opportunities in Metro
Vancouver, it is important to note that all levels of government have been both proactive and reactive
to Metro Vancouver’s affordability and housing crisis and have recently dedicated billions of dollars to
help develop and support affordable housing initiatives for British Columbians and Metro
Vancouverites. Notwithstanding, there continue to be many obstacles non-profits, municipalities, and
affordable housing developers and providers face when trying to increase the supply of and maintain
affordable housing in Metro Vancouver.
The following section highlights the opportunities and limitations of the current affordable housing
financing and funding sector in the Metro Vancouver region.

Limitations
The Metro Vancouver region experiences unique circumstances regarding large-scale transit
expansion plans, a rapidly growing population, and the alignment of transit and housing polices for
twenty-one member municipalities, one Treaty First Nation, and one Electoral Area. These unique
circumstances considered, there is a lack of a region-specific tool that is nimble and reflects the needs
and policy objectives of the region with respect to transit-oriented affordable housing. While there are
several limitations within the current affordable housing financing and funding sector, the primary
bottleneck for building transit-oriented affordable housing resides in the provision of early-stage
grants, pre-development loans, and funding to support high land acquisition costs for transit-oriented
affordable housing developments. These limitations are described in more detail below:
Limited capacity of the non-profit sector.
•

There are many non-profit societies with a small portfolio and limited development
experience, financial capacity, and know how. These potential borrowers often lack the
security or cash flow needed to support the loan amount they seek, while at the same time
view the process as onerous and frustrating.6

•

Many mission-driven organizations find themselves in the ironic position of being asset rich
(because they own real estate), yet cash poor (because they are over-reliant on traditional
charitable funding models), limiting their development/redevelopment capabilities.

•

There is limited capacity within organizations (both government agencies and not-for-profits)
to understand the risks and rewards with assuming different forms of debt or investment
obligations.

•

There is limited capacity within the not-for-profit sector to complete applications and respond
to RFPs for funding opportunities, and to understand the risks and rewards of financing
options.

•

Mission driven not-for-profits seeking to create and operate affordable housing cannot
compete in the market for land acquisition or afford construction costs for high density
concrete construction.

6 Pomeroy, S. 2017.
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Limited access to pre-development grants or financing.
•

Not-for-profit organizations find it challenging to access capital, especially during the early
stages of project development. There are limited funding opportunities for non-profits to get
their project off the ground. This causes projects to stall or to be abandoned at the very early
stages of potential development.

•

There is a current capital gap for supporting early stage work i.e. concept, feasibility, and
business planning.

•

Viable projects must compete provincially and nationally with other viable projects for eligible
provincial and federal funding, respectively, and therefore only a limited number of projects
are funded.

Little to no funding available for transit-oriented affordable housing projects and associated
land acquisition costs.
•

Funding or financing for transit-oriented affordable housing projects and associated land
acquisition is not generally available. Most funding opportunities require land to be
contributed to the project or favour projects that do not require land acquisition. Since
proximity to transit substantially escalates land costs, affordable housing projects that are
located near transit are often not financially feasible due to the high cost of land and low rents
that are unable to offset the cost of land. These projects have a harder time getting funded
due to their risk and competition between other, more viable, projects.

•

A fund for land acquisition in prime transit-oriented locations may require between $5 million
to $30 million dollars for each purchase. The fund may need to be over $100 million in order
to properly support multiple transit-oriented projects.

•

Current affordable housing funding and financing programs don’t consistently and explicitly
reference transit proximity as a priority.

Rigid requirements of available public sector funding/financing programs.
•

Available funding programs have prescriptive requirements for resident populations, income
levels, accessibility requirements, energy efficiency, and other elements. These requirements
often restrict projects from being feasible or reduce the potential viability of a project due to
requirements for lower rents, or costly design or building efficiency prerequisites.

•

Government capital is restrictive and limits not-for-profit organizations from being able to meet
their mission in a flexible and responsive manner. For example, for some not-for-profits that
are not focused on deep subsidy social housing, available funding programs will still restrict
the rental mix, rent increases and other aspects of their development. This prevents them from
creating financially self-sustaining models that can operate without government subsidies.

High construction costs in high density TOD locations.
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•

Transit-oriented locations are usually designated as higher density areas and often require
concrete construction. This increases the construction costs significantly, which would affect
the magnitude of prospective loan fund(s).

•

A recent study by Coriolis Consulting noted that affordable rents for 1- and 2-bedroom units
aimed at households earning $30,000 to $50,000 per year would not support the costs to

build the units, even before the consideration of land cost was factored in.7 For rental units
targeting households in this income bracket, one or more of these conditions would be
needed:

•

•

The cost of construction would need to be reduced,

•

Land must be made available for free or very low value,

•

No developer profit is needed (only a builders’ fee/project management fee),

•

A relatively low return is anticipated by the investor, and

•

Cashflow from rental revenues is supplemented by a subsidy.

Coriolis further noted that full market rents in high density TOD areas cannot support the cost
of concrete construction of purpose-built rental housing. In the case study scenarios prepared,
the value of market rental would cover the costs of wood frame construction costs, but much
lower density would be achievable. In areas further away from stations or bus stops that are
designated for medium-density development, wood frame construction is much more viable.
While not explicitly considered transit-oriented development, locations such as these could be
considered for wood frame rental housing development (market and/or non-market) that is still
proximal to public transportation.

Private sector funds are limited in scale.
•

Traditional lenders are typically less interested in small developments with small loans. Patient
lenders are needed in these scenarios.

•

Non-government funds that are available (New Market Funds or Vancity’s Impact Real Estate
Program) are small in scale, cannot facilitate land acquisition, and have a limited supply of
funding to support multiple projects.

•

Grants that are generated from the profits of financial institutions may fluctuate based on the
amount of resources available for that year, thereby creating a challenge for ensuring
predictability and support for early stage development from year-to-year.

•

Given the limited amount of capital available in each fund, the length of the loan term and
number of loans given does affect the fund’s cash flow and ability to support projects
depending on the financial resources available in the fund at any given time.

Legislation and tools available to local governments are constrained.

7

•

Legislation does not permit municipalities to require affordable housing as a right without
rezoning, density bonusing, or other arrangement. The new residential rental zoning does not
include an inclusionary housing provision to ensure rental housing is affordable. Therefore,
developing affordable housing in transit-oriented areas often requires a rezoning or
negotiating with municipal staff, which may cause projects to become delayed. Project delays
can result in additional costs, such as price escalation, architectural revision fees, additional
consultant fees, and delays in income generation.

•

Tax increment financing tools are not available to local governments in British Columbia.

Coriolis Consulting Corp. 2017. Analysis of the Financial Viability of New Purpose Built Rental Housing at TransitOriented Locations in Metro Vancouver.
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Opportunities
There are opportunities for renewing traditional funding and financing approaches currently being
used in BC’s affordable housing sector. These opportunities can bring forth outcomes that maximize
the public benefit of multiple Metro Vancouver public policy objectives, such as increasing transit
ridership, affordable housing, complete communities, and health. The opportunities below have been
suggested by key informants:
The growing capacity of non-profits as developers.
•

For both small and larger providers, there is an opportunity to support the transformation of
the not-for-profit sector from housing operators into asset managers and real estate
developers. This requires a change in perspective on the role, the risk profile, and the
approach of not-for-profits. Lenders can invest in their missions and bolster their ability to build
assets, access capital, and increase their capacity to steward, develop, asset manage, and
operate a broader range of housing types. This work would help to position the “third sector”
as the key agents of sustainable rental housing delivery in Canada.

•

Larger non-profit agencies that have more experience, capacity, and understanding of lender
requirements and processes are well positioned to access additional financing/funding. These
agencies often have a larger portfolio and asset base which could provide the land or security
needed to support projects.

Access to capital at below-market rates.
•

For private investors, patient capital could make below-market mortgage financing available,
whereby lenders/investors accept low returns in the short term but anticipate strong returns in
the long term as rents rise.8

8

•

There is a perceived demand for funding sources financed through impact investing. Sourcing
other kinds of capital from investors, financial institutions, and foundations would help create
more affordable housing than just relying on government funding.

•

With the increase of impact investment funds in recent years (e.g. Vancity and New Market
Funds platform), there appears to be a strong interest in creating these types of funds with
impact investors and capital pooling from foundations, credit unions, and mission-driven
organizations.

•

As impact lenders start to become more familiar with this type of funding and investment
structure, the more replicable these funds will be. This will in turn provide more capital for
affordable housing development.

•

Expanding capital creates competition and ideally more competitive rates. As more capital
comes into the market, the availability of capital, the timing, terms, and available uses will
become more favourable for all types of borrowers.

•

Access to a pool of capital at below-market interest rates has the potential to lower senior
governments’ overall contribution to each project, i.e. through a reduction in long-term take-

Coriolis. 2017.
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out financing or smaller operating subsidies for each project. This could be attractive to senior
governments interested in supporting a greater number of projects.
•

There are examples of local governments or other government agencies providing loan
guarantees (i.e. acting as the guarantor against the interim construction debt). Loan
guarantees throughout the early/higher risk stages of a project could improve access to capital
for non-profit developers. If extending loan guarantees was established as a common best
practice by local governments, this would help facilitate the investment of private capital into
affordable housing projects. There is an opportunity to prepare a framework of
implementation that encourages governments to provide this type of support. Lenders can
extend this kind of guarantee by way of a) a legal loan guarantee document, b) a cashable
letter of credit, and c) a debt service and cost over-run agreement.

Mixed-income housing improves project viability.
•

Low rents impact the capacity of a non-profit to finance their developments. Targeting a mix of
moderate- and lower-income households in a project effectively acts as a direct operating
subsidy for affordable housing projects. With a major variance in market and non-market rents,
there is the potential to improve the viability of affordable housing projects with a mix of rent
levels. This approach is increasingly being mandated or supported by senior funding
programs and could be explored further. Mixed income housing projects or portfolios would
enable lower-income housing development to occur by subsidizing lower rents with higher
rents within the same project/portfolio of projects. Although this method does bring forth
some operational challenges between potential strata and rental entities, best practices are
likely to become more commonplace as these types of developments continue to become
operational.

Available regulatory tools.
•
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Newly introduced legislation enables municipalities to zone based on tenure. The residential
rental tenure zoning has not yet been implemented by any BC local government and it is not
yet clear what the potential impact will be.

Appendix A
List of Key Informants
CMHC
Lance Jakubec
Olga Baranova

BC Housing
Deborah Kraus
Naomi Brunemeyer
Raymond Kwong

Vancity
Lilian Chau
Kira Gerwing

New Market Funds
Garth Davis
Andy Broderick
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Appendix B
Interview Guide
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•

What is your organization’s current mission and vision in relation to affordable housing?

•

What type of funding does your organization provide?
[i.e. equity, grants, financing, forgivable debt, convertible debt etc.]

•

How much funding is available?

•

What are the lending terms?
[i.e. interest rates, loan duration, LTV, maximum loan, underwriting process, etc.]

•

Who are the eligible applicants? [e.g. non-market housing developers, for-profit developers,
etc.]

•

Are there issues with certain types of applicants not being able to access capital in the market?

•

Are these funds targeting market, low-end of market, or non-market rental housing?

•

What level of affordability do these funds require?
[e.g. income level, or share of units affordable to specific income level, etc.]

•

What are the limitations and advantages of this fund or program?

•

Does your organization partner with other groups or pool capital?

•

Are you aware of any other revolving or investment loan funds for affordable housing in Metro
Vancouver or elsewhere in BC?

•

Are you aware of any revolving loan funds for affordable housing that have failed? Are there
other examples from outside the region that would apply?

•

What are the opportunities for setting up a revolving loan fund in the region? Are there specific
considerations for a transit-oriented fund?

•

How would expanding capital availability to more borrowers improve the production of
housing?

•

Are there more bridge sources needed, or is the main issue an undersupply in permanent
subsidy?

•

Are there things that cannot be done with existing capital? [e.g. land acquisition, longer term
holds, and modular construction]

•

Is there an expectation that applicants already have land to contribute?

•

To what extent does the fund support take-out financing and is that an enabling factor for the
projects that are supported by this fund?

