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PURPOSE 

To present the Draft Affordable Housing Policy and Implementation Plan (Attachment 1) to the 

Committee of the Whole.  

BACKGROUND 

Housing is one of the five main pillars of North Cowichan;s Council Strategic Plan with the goal 

statements “we provide housing choices for all” and “we have sustainable housing opportunities that 

represent the interests of all our citizens”.  

 

In August 2022, North Cowichan adopted a new Official Community Plan (OCP). Section 5 of the OCP 

provides a detailed housing policy, framed around the concept of “Attainable Housing: Diverse Housing 

Mix and Affordability,” and elaborates on one of the seven main goals of the OCP to “encourage and 

enable a diverse mix of housing types, tenures, and levels of affordability.” Many of the policies in the 

draft Affordable Housing Policy and Implementation Plan (“the Policy”) are directly linked to the 

direction of the OCP.  

 

On December 16, 2020, Council directed staff to “work with the Cowichan Housing Association to 

develop an affordable housing policy and implementation strategy.” Accordingly, in June 2021, staff 

presented an analysis of the policy tools presented to Council in December 2020 with 

recommendations on how best to move the tools forward, including by incorporating housing policy 

into the OCP (as was completed in August 2022) and by developing a stand-alone affordable housing 

policy and implementation strategy (the subject of this report). On May 9, 2023, staff presented the 

Committee of the Whole with an update on affordable housing and received direction to “Bring forward 

an Affordable Housing Policy & Action Plan as outlined in the staff presentation to Committee of the 

Whole dated May 2023.”  

 

The Policy is intended to complement other affordable housing work that has been done or is 

underway locally, such as:  

 Through the Cowichan Valley Regional District, property owners in North Cowichan fund a 

“Regional Housing Service” which provides funding to the Cowichan Housing Association.  

 The Cowichan Housing Association’s Cowichan Attainable Housing Strategy, which North 

Cowichan’s Council endorsed in May 2019.  

 North Cowichan is currently participating in the creation of a “Workforce Housing Strategy” 

spearheaded by Cowichan Economic Development.  
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DISCUSSION 

In December 2020, then Councillor Rob Douglas identified “a critical lack of affordable housing in North 

Cowichan, for both rental and ownership housing” as background for the Council resolution directing 

staff to develop an affordable housing policy. These challenges have since intensified, particularly 

during the COVID-19 pandemic and now in the current economic environment of high inflation and 

interest rates. For example: 

 In October 2020, the local rental vacancy rate was 1.8%. In October 2022, it was 0.3%.  

 The benchmark home prices have increased as follows: 

Type of Unit October 2020 May 2023 

Single-detached $498,400 $758,900 

Townhouse $410,100 $547,800 

Apartment $232,500 $392,800 

Draft Affordable Housing Policy & Implementation Plan  

It is not within the power of North Cowichan to resolve the national/provincial/regional housing crisis. 

Instead, the Policy attempts to reduce the gap between housing that is being built by the private 

market and what is suitable and affordable for our residents. Another goal of the Policy is to foster an 

environment that supports affordable housing projects at the local scale, recognizing that every 

affordable unit created has the potential to be life-changing for a family or individual. This is a rare 

political moment where the federal and provincial governments are simultaneously investing in 

housing. This Policy builds on the efforts made by other levels of governments and other local 

governments in the region.   

 

The purposes of the Policy are as follows:  

 set out North Cowichan’s policies regarding the provision of affordable housing; 

 implement housing policies referred to within the OCP, Cowichan Attainable Housing Strategy, 

Housing Needs Assessment and any other related strategic plan; 

 establish expectations for affordable housing for development proposals where a discretionary 

land use or development decision is sought from Council; and, 

 identify other actions to improve housing accessibility, suitability and affordability within North 

Cowichan. 

 

The following table provides an overview of the Policy:  

Policy Section Overview 

1. Purpose Outlines the objectives of the Policy 

2. Scope Explains how the Policy is intended to be used 

3. Acronyms & Definitions (Similar to a zoning bylaw) the definitions provide guidance on the 

thresholds and standards for other sections of the policy and form an 

important part of the policy, clearly defining what is meant by terms 

such as “affordable housing unit” or “market value” 

4. Partnerships & Advocacy Provides strategic direction regarding partnerships with other 

organizations and advocacy to higher levels of government 
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Policy Section Overview 

5. Affordable Housing 

Reserve Fund 

• Provides guidance for how funds can be applied to the 

Affordable Housing Reserve Fund and how the funds can be used 

• Identifies follow-up work to consider amendments to Reserve 

Funds Bylaw and/or to develop a detailed terms of reference for 

the fund. 

6. Real Estate Acquisition & 

Disposal 

• Provides strategic direction related to: 

• real estate acquisitions 

• disposal of surplus lands for affordable housing or to fund 

purchases of land suitable for housing  

• co-locating housing and municipal facilities 

• Identifies follow-up work to consider developing a detailed real 

estate acquisition and disposal policy  

7. Financial Incentives for 

Affordable Housing  

• Reinforces that affordable housing projects may be eligible for 

permissive tax exemptions 

• Identifies follow-up work to consider options for providing 

financial incentives for affordable housing (e.g. DCC waivers/ 

reductions) 

8. Protecting Existing Rental 

Units 

• Establishes policies designed to protect existing rental units 

• Identifies follow-up work to consider adopting a New 

Westminster style “renoviction” bylaw and to track and potentially 

adopt policies or regulations to address short term rentals 

9. Housing Related 

Community Amenity 

Contributions for New 

Residential Development 

• Sets a target for 10% of new units to be “affordable” and defines 

the required level of affordability for those units 

• Sets design targets for provision of new 2- and 3- bedroom units 

and for single-level and adaptable/accessible units 

• Identifies follow-up work to consider developing a detailed 

Community Amenity Contribution Policy 

10. Encouraging 

Development of Accessory 

Dwelling Units (ADUs) 

• Sets a target to double the number of ADUs within 10 years 

• Identifies follow-up work to encourage development of ADUs 

through developing and implementing an ADU Strategy 

11. Prioritizing Applications 

for Affordable Housing 

Developments 

Provides direction to staff to prioritize applications for affordable 

housing developments over comparable applications 

12. Monitoring and 

Evaluation 

• Identifies follow up work to: 

• Keep the Housing Needs Report up to date 

• Consider developing a “housing dashboard” 

• Consider maintaining a list of the housing units created 

through the CAC affordable housing targets 

• Consider additional opportunities for data and program 

monitoring and evaluation.  
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Policy Section Overview 

13. Affordable Housing 

Implementation Plan 

• Lists 18 affordable housing related projects/actions identified by 

the OCP and/or the Affordable Housing Policy.  

• Prioritizes these three actions to be completed first: 

• Develop a Community Amenity Contribution Policy 

• Develop and Implement an Accessory Dwelling Unit 

Strategy 

• Review the Municipality's Land Inventory for Affordable 

Housing Opportunities and Develop a Municipal Real 

Estate Acquisition and Disposition Policy 

Policy Rationale 

Much of the policy in the Affordable Housing Policy and Implementation Plan is derived from the OCP 

policy and the prior Council direction from December 2020 (see “Background”). In addition, staff 

reviewed: 

 census data; 

 other available data related to housing costs; and  

 reviewed policies and programs from peer municipalities and housing funders.  

 

In general terms, the goal was to recommend policies that were meaningful (as opposed to “tokenistic”) 

but realistic.  

 

Attachment (2) Policy Rationales & Options provides details on the background rationale associated 

with each of the Policy's key sections, particularly any numerical thresholds or targets. For example, it 

explains why a specific definition of an “affordable housing unit” is proposed and identifies alternatives. 

In addition to explaining the reasoning behind each policy, this document is a useful reference which 

can be used to consider other possible policy options if there are specific sections of the Affordable 

Housing Policy that the Committee of the Whole (CoW) wishes to amend.  

 

Attachment (3) Benchmarking provides an overview of housing-related Community Amenity 

Contribution policies from several other municipalities and the eligibility criteria for major affordable 

housing funding schemes. The benchmarking aimed to understand the range of potential options as a 

basis for comparison for our recommendations.  

What is the Definition of “Affordable” Housing?  

A common question and point of confusion relates to the definition of affordable housing. Most 

commonly, housing is defined as “affordable” when all housing-related costs are less than 30% of a 

household’s pre-tax income. Of course, this definition results in a different calculation for every 

household, which is not useful for most affordable housing policy work. Therefore, most definitions of 

“affordable housing” are really affordability thresholds that define the income level at which the 

housing costs must be affordable. Alternatively, “affordable housing” can be defined based on other 

criteria, such as a percentage below “market rates.” The important point is that the definition of 

“affordable” housing must be developed in the specific context of the connected incentive program or 

affordable housing requirement and in the specific geographical location.  
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In the case of this Policy, the definitions of affordable housing set thresholds for how affordable 

“affordable housing units” must be to count towards the affordable housing target of 10% of new units. 

In this case, the specific context that informed the definition was:  

 the existing gap between local market prices and household incomes; and, 

 whether the calculations could be completed easily for different types of development and over 

time.  

 

Another purpose of the definition in the case of this Policy is to provide a basis for comparison to 

evaluate the relative affordability of any proposed development. 

Out of Scope: Increasing Housing Supply and Reducing Development Approval Timelines  

Although both topics are linked to housing affordability, the Policy does not attempt to address 

housing supply nor development application processing timelines. These topics are better addressed 

through mechanisms such as the OCP, the Zoning Bylaw and departmental business 

planning/budgeting. The following subsections provide an overview of other municipal initiatives that 

are underway and designed to increase housing supply and reduce timelines for development 

approvals. 

Application to the Federal Housing Accelerator Fund  

The “Housing Accelerator Fund” (HAF) is a $4 billion Canada Mortgage and Housing Corporation 

(CMHC) funding program designed to incentivize municipalities to “accelerate” housing development in 

ways that align with the other objectives of the program (including supporting affordable housing). If 

North Cowichan’s grant application is successful, the HAF funding will pay for staff and consulting time 

towards adopting and implementing the Affordable Housing Policy and Implementation Plan as well as 

funds that can be contributed directly towards local affordable housing projects. Other initiatives North 

Cowichan is proposing for the HAF funding relate directly to increasing the local housing supply, 

removing barriers to housing development, and speeding-up approval times. On May 9, 2023, CoW 

directed staff to prepare an application for the HAF. Additional information about the “Housing 

Accelerator Fund” and the draft application are provided in a separate report.  

Development Approvals Initiatives and Process Modernizations 

Although out of scope of the Affordable Housing Policy, municipal approval processes/timelines can 

increase “carrying costs” associated with holding property and can therefore be a factor in the cost of 

housing. The Planning and Building Department continues to reduce the backlog of development 

applications thanks to additional resourcing provided in 2023 and is working on other initiatives to 

streamline application processes. The efforts to modernize development approvals processes will 

prepare North Cowihcan to respond to the requirements of the new Housing Supply Act (see below) and 

are an important component of North Cowichan’s application to the federal HAF fund.  

Community Amenity Contribution Policy (CAC) 

The Planning and Building Department 2023 Business Plan identified developing a CAC Policy as a next 

step in modernization activity to reduce uncertainty for developers and facilitate the land use 

application approval processes. Accordingly, staff has initiated an independent financial analysis by a 

land use economist firm of the development conditions in North Cowichan to form a basis for the 

policy. The draft Affordable Housing Policy includes housing related CAC targets which will be reviewed 

as part of the CAC financial analysis. Depending on the analysis results, staff may recommend adjusting 
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the housing-related CACs in the Affordable Housing Policy. Note that the CAC financial analysis will 

directly involve local developers through interviews and a focus group. 

Next Steps  

Staff recommend that the draft Policy be referred to partner organizations and presented to the public 

for comment prior to Council’s consideration of adoption.  

Referrals to Partner Organizations 

Staff recommend sending the Policy to the following organizations for comment: 

 Cowichan Housing Association; 

 Economic Development Cowichan; 

 Co-operative Housing Federation of BC – Community Land Trust; and, 

 BC Housing. 

Public Engagement 

Staff recommend communicating the draft Policy, via a “North Cowichan Connect” page. The 

engagement aims to inform/consult on the draft policy. The page would feature:  

 Background information related to the affordable housing policy; 

 A copy of the draft policy and space for comments and questions; and, 

 One or more polls or surveys designed to generate specific feedback (e.g. feedback on how the 

actions in the implementation plan are prioritized or feedback on an aspect of the policy that 

CoW highlights for further review) 

BC Housing Supply Act  

North Cowichan has been identified as one of 47 “specified municipalities” listed in the Housing Supply 

Regulation of the Housing Supply Act. This allows the BC Ministry of Housing to issue orders to set 

housing targets and take escalating steps against municipalities to enforce them.  

 

On June 21, 2023, Council directed staff to “prioritize initiatives and resources for responding to the 

Housing Supply Act and Housing Supply Regulation in the 2024 business planning and budget process.” 

Additional information about the Housing Supply Act and the implications for North Cowichan was 

provided in the staff report to Council dated June 21, 2023.  

 

The draft Policy supports North Cowichan’s response to the Housing Supply Act in the following ways:  

 setting targets for the provision of affordable housing units in new developments; 

 strengthening tools to support the development of new affordable housing projects; and,  

 providing policy direction for gathering and monitoring housing data. 

OPTIONS 

1. (Recommended Option) THAT Committee of the Whole direct staff to refer the draft Affordable 

Housing Policy and Implementation Plan, as attached to  the July 11, 2023 report from the Project 

Planner, to the following organizations for comment: 

(1) Cowichan Housing Association; 

(2) Economic Development Cowichan; 

(3) Co-operative Housing Federation of BC – Community Land Trust; and, 
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(4) BC Housing. 

 

AND THAT staff proceed with the public engagement plan as presented in the July 11, 2023, report. 

 The recommended referral and public engagement may lead to changes to the Policy that 

improve its effectiveness and/or better reflect community values.  

 Many of the actions/projects listed in the implementation plan will include public engagement, 

which is an opportunity to prepare for those discussions.  

2. THAT Committee of the Whole recommend that Council adopt the Affordable Housing Policy and 

Implementation Plan, as attached to the July 11, 2023 report from the Project Planner.  

 The recommended referrals and public engagement are optional, and Council may choose to 

move immediately to the adoption of the Policy as attached to this report. The OCP provides 

direction to this Policy, and the OCP was developed with significant public engagement. Staff 

have received advice from partner organizations at earlier policy development stages.  

 Earlier adoption of the Policy would allow staff to begin implementation immediately.  

3. THAT Committee of the Whole direct staff to amend the draft Affordable Housing Policy and 

Implementation Plan to [CoW to identify what changes are to be made to the policy] 

 CoW may direct staff to make specific amendments to the draft policy. 

 CoW could then direct staff to move the amended Policy forward as outlined in Options 1 or 2. 

4. THAT Committee of the Whole direct staff to [CoW to provide specific direction on what additional 

research should be conducted] and bring the revised draft Affordable Housing Policy and 

Implementation Plan back to Committee of the Whole for further discussion.  

 CoW may conclude that additional research or information is needed before it is prepared to 

move the Policy forward. 

 This will delay adoption of the Policy; however, the more specific the direction from COW, the 

more quickly staff can address it. 

IMPLICATIONS 

The Policy is not a bylaw, and adoption will not legally bind North Cowichan or developers. Different 

sections of the Policy have different implications. Attachment 4 provides an overview of the implications 

for each policy section. The goal is for North Cowichan to create a supportive environment for 

affordable housing projects and spur the development of more affordable housing units.  

 

Some sections of the Policy will require minimal staff resources to implement; for example, staff will 

need to maintain a list of any created affordable housing units. Some sections of the Policy may 

alleviate pressure on staff by providing clear direction, for example, reducing the need to negotiate with 

developers on a case-by-case basis for affordable housing contributions. Larger tasks and projects are 

identified in the Implementation Plan. The goal of the prioritization in the Implementation Plan is to 

acknowledge that only a few items can likely be completed each year and provide a mandate to staff to 

work on these and bring them forward to Council as time and resources allow. If North Cowichan is 

successful in obtaining funding from the CMHC Housing Accelerator Fund (see above), it may be 

possible to complete more of this work faster.  
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The most significant financial implication of adopting the Affordable Housing Policy is expected to be 

increased financial contributions to the Affordable Housing Reserve Fund from developers who choose 

to pay “cash-in-lieu” as an alternative to providing affordable housing units directly within a 

development. There will be staff time associated with administering the fund and making 

recommendations related to how to spend the collected money. Also note that sections of the Policy 

that provide (nonbinding) direction for future decisions that may have significant financial implications 

(e.g., the land value of any land allocated to affordable housing or the cost of any financial incentives 

developed under Section 7 (Financial Incentives for Affordable Housing)). The future financial 

implications of individual action items will be evaluated and presented to Council as part of the 

implementation of each action. 

RECOMMENDATION 

THAT Committee of the Whole direct staff to refer the draft Affordable Housing Policy and 

Implementation Plan, as attached to the July 11, 2023 report from the Project Planner, to the following 

organizations for comment: 

(1) Cowichan Housing Association; 

(2) Economic Development Cowichan; 

(3) Co-operative Housing Federation of BC – Community Land Trust; and, 

(4) BC Housing. 

 

AND THAT staff proceed with the public engagement plan as presented in the July 11, 2023, report.  

 

Report prepared by:  Report reviewed by: 

 
 

 

Christina Hovey, RPP, MCIP  Chris Osborne, RPP, MCIP 

Project Planner  Acting Director, Planning and Building 

 

Approved to be forwarded to Council: 

 

Ted Swabey 

Chief Administrative Officer 

 

Attachments:   

(1) Draft Affordable Housing Policy & Implementation Plan 

(2) Policy Rationales & Options 

(3) Benchmarking  

(4) Implications of Affordable Housing Policy & Implementation Plan 
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1. PURPOSE 

Housing is a key pillar of community health and liveability. Creating a diverse, affordable mix 

of housing forms for all residents to call home is a growing challenge for municipalities 

across British Columbia, including North Cowichan. Like many communities in BC, local 

household incomes are not keeping up with housing prices making it difficult for some 

North Cowichan citizens to find homes to buy or rent.  One of the Seven Goals of the 

Municipality of North Cowichan 2022 Official Community Plan is to encourage and enable a 

diverse mix of housing types, tenures and levels of affordability. A mix of housing types and 

tenures can better provide appropriate housing that responds to the various needs of a 

diverse population. 

 

The purposes of this Policy are as follows: 

(a) set out the Municipality of North Cowichan’s policies regarding the provision of 

affordable housing; 

(b) implement housing policies referred to within the Official Community Plan, Cowichan 

Attainable Housing Strategy, and any other related strategic plan; 

(c) establish expectations for affordable housing for development proposals where a 

discretionary land use or development decision is sought from Council; and, 

(d) identify other actions to improve housing suitability and affordability within North 

Cowichan. 

2. SCOPE 

This Policy applies to employees and elected officials of North Cowichan and should be 

referred to in decision-making, policy and bylaw development, and processing development 

applications including preapplication discussions with applicants. 

 

This Policy supplements and expands upon the policies and objectives within the Official 

Community Plan pertaining to the provision of housing.  This Policy addresses various types 

of housing including market housing and non-market housing as well as 

supportive/transitional housing, emergency housing/homeless shelters, and special needs 

housing.  

 

This Policy does not address housing supply and availability, nor does it address 

development application processing timelines. Although both of these topics are linked to 

housing affordability, they are better addressed through other mechanisms such as the 

Official Community Plan, Zoning Bylaw and departmental business planning/budgeting.   

Christina.Hovey
Typewritten Text
ATTACHMENT #1
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3. ACRONYMS & DEFINITIONS 

3.1. Acronyms 

The following acronyms are used in place of the full term. 

Acronym Full term 

AHP  Affordable Housing Policy  

CAC Community Amenity Contribution  

CMHC Canadian Mortgage and Housing Corporation 

DCC  Development Cost Charge 

MOU  Memorandum of Understanding 

OCP Official Community Plan  

3.2. Definitions 

The following defined terms are italicized when used throughout this policy. 

“Accessory Dwelling Unit” means a dwelling unit which is subordinate to and 

associated with the principal use on a parcel.   

“Affordable Housing Development” means either: 

• a Housing Development Project where at least 40% of the resulting dwelling units 

are Affordable Housing Units; or 

• assisted living, congregate housing, supportive housing, emergency housing or 

special needs housing, owned and operated by a non-profit society or 

government agency.   

“Affordable Housing Unit” means: 

• In the case of housing units offered for sale, a dwelling unit for which the 

purchase price is at least 20% below the Market Value.  

• In the case of housing units offered for rent, a dwelling unit for which the rent 

charged is no more than the Average Rent for a dwelling unit with the same 

number of bedrooms.  

“Average Rent” means the most recent Private Apartment Average Rents for the 

Duncan Census Amalgamation published by the CMHC.1,2 

“Community Amenity” means an item or action provided in, by, or through a 

development project that would not otherwise be required by any other regulation, 

and which is recognized by the Municipality as an amenity having benefit to the 

broader public and applied as a condition of a zoning amendment, OCP amendment, 

or development variance permit. 

 
1 Retrieved May 2023 from CMHC Housing Market Information Portal: https://www03.cmhc-schl.gc.ca/hmip-

pimh/en#Profile/7225/3/Duncan  

2 Note that the Average Rents are typically lower than the rents for units currently available in the private rental 

market because the Average Rents include long-term tenancies which are subject to rent control.  

https://www03.cmhc-schl.gc.ca/hmip-pimh/en#Profile/7225/3/Duncan
https://www03.cmhc-schl.gc.ca/hmip-pimh/en#Profile/7225/3/Duncan
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“Community Amenity Contributions” means the provision of a Community Amenity, 

directly or indirectly (i.e., in cash), in full or in part. 

“High-Moderate Income” means a household income equal to 120% of the median 

household income for the District Municipality of North Cowichan Census 

Subdivision.  

“Housing Development Project” means either a development of any kind that 

results in a total of more than three new dwelling units on a parcel, or a residential 

subdivision resulting in more than four new strata lots or two new fee-simple lots. 

“Market Value” means either 

• the appraised value of the dwelling unit as determined by a qualified appraiser; 

or  

• the benchmark housing price, as published by the Vancouver Island Real Estate 

Board, for that type of unit for North Cowichan.  

o Where the benchmark housing price is not available for North Cowichan, the 

benchmark housing price for the Cowichan Valley may be used.  

o Where the benchmark housing price is not available for either North 

Cowichan or the Cowichan Valley, the benchmark housing price for 

Vancouver Island may be used.  

o When the benchmark housing price for Cowichan Valley or Vancouver Island 

is used, a reasonable adjustment may be used to reflect the market 

conditions specific to North Cowichan as they compare to the larger market.3 

“Moderate Income Household” means a household with an annual income between 

80% and 119% of the median income for the District Municipality of North Cowichan 

Census Subdivision.  

"Rental Vacancy Rate” means the Total Private Apartment Vacancy Rates for the 

Duncan Census Amalgamation published by the CMHC.4 

“Reserve Fund” means the Affordable Housing Reserve Fund created under the 

Municipality of North Cowichan Reserve Funds Establishment Bylaw for the purpose 

of funding affordable housing projects. 

“Single-Level Dwelling” means a dwelling unit designed so that the kitchen facilities, 

at least one bedroom, and at least one bathroom are all located on the same storey 

as the entrance to the dwelling unit. 

4. PARTNERSHIPS & ADVOCACY 

4.1. Partnerships 

(a) The Municipality will explore entering into partnerships such as MOUs and 

Housing Agreements with other orders of government, BC Housing, crown 

 
3 Retrieved May 2023 from the Canadian Real Estate Board: Vancouver Island Real Estate Board | CREA Statistics 

4 Retrieved May 2023 from CMHC Housing Market Information Portal: https://www03.cmhc-schl.gc.ca/hmip-

pimh/en#Profile/7225/3/Duncan  

https://creastats.crea.ca/board/vani
https://www03.cmhc-schl.gc.ca/hmip-pimh/en#Profile/7225/3/Duncan
https://www03.cmhc-schl.gc.ca/hmip-pimh/en#Profile/7225/3/Duncan
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corporations, not-for-profit organizations and land trusts for development of 

Affordable Housing Developments including on municipal land. 

(b) The Municipality will consider supporting and partnering with other local 

governments and organizations such as the Cowichan Valley Regional District 

and Cowichan Housing Association to improve the regional delivery of affordable 

housing. 

(c) Staff will monitor opportunities for funding and grants for affordable housing 

projects and bring such opportunities forward to Council for consideration. 

4.2. General Advocacy 

The Municipality will advocate to other levels of government for policies, regulations, 

incentives and innovations that promote greater housing supply, accessibility and 

affordability and that reduce poverty and income inequality. 

4.3. Advocacy for Inclusive Housing Policies 

The Municipality will advocate for regulatory changes and promote education and 

information for the purpose of encouraging inclusive housing such as pet-friendly 

and family-friendly housing.   

4.4. Advocacy for Effective Dispute Resolution through the Residential Tenancy 

Board 

The Municipality will advocate for an effective and timely dispute resolution process 

so that the rights and responsibilities of tenants and landlords are better protected 

and mediated.  

4.5. Promotion of Affordable Housing Programs 

The Municipality will aim to identify and promote affordable housing initiatives and 

make information available to housing developers and others. In 2023, current 

examples include the CMHC Rental Construction Financing Initiative and the BC 

Housing Hub. 

5. AFFORDABLE HOUSING RESERVE FUND  

The Municipality has established an Affordable Housing Reserve Fund with the stated 

purpose “to fund affordable housing projects”.  

(a) Funds may be collected and applied to the Reserve Fund in any of the following ways:  

(i) At the direction of Council; 

(ii) Voluntary contributions from developers or the community, including Community 

Amenity Contributions expressly provided for the purpose of contributing to the 

Reserve Fund; 

(iii) Funds collected or allocated by bylaw where the bylaw provides for funds to be 

deposited into the Reserve Fund; 

(iv) Funds from the disposition of surplus land. 
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(b) Funds within the Reserve Fund may be applied to any of the following purposes at the 

direction of Council: 

(i) Land acquisition for Affordable Housing Developments; 

(ii) Affordable Housing Development projects undertaken by a non-profit society or 

government agency including costs related to design, government approvals, 

construction and operation; 

(iii) Purchase of existing buildings to be retained as affordable housing or converted 

into Affordable Housing Developments; 

(iv) The construction or operation of supportive/transitional housing, emergency 

housing or shelters, or special needs housing operated by a non-profit society or 

government agency; 

(v) The costs of preparing applications for funding for Affordable Housing 

Development projects; 

(vi) Loans or Grants-in-Aid to not-for-profit organizations for development projects 

delivering Affordable Housing Developments in North Cowichan; 

(vii) Affordable housing-related projects where the Municipality has formally 

partnered with other organizations; 

(viii) Matching/“Seed” funding, to be used for one of the purposes outlined above, 

where required for participation in housing-related grant opportunities and 

programs. 

(c) The Municipality will consider:  

(i) Amending the Reserve Funds Establishment Bylaw to allow for a wider range of 

uses for the Reserve Fund such as the costs for preparing studies related to 

housing and providing incentives that reduce housing costs for families and 

individuals; and,  

(ii) Developing detailed Terms of Reference for the Reserve Fund. 

6. REAL ESTATE ACQUISITION AND DISPOSAL 

6.1. Municipal Real Estate Acquisition 

(a) The Municipality will consider acquiring land for the purposes of future Affordable 

Housing Development either within a negotiated process, as part of a CAC, or 

through acquisition on the open market. 

(b) Staff will monitor opportunities for strategic land acquisition for Affordable 

Housing Development and bring such opportunities forward to Council for 

consideration. 

(c) The Municipality will consider purchasing or supporting the purchase of motels, 

hotels, and rental apartments for the purpose of protecting or establishing 

affordable housing or long-term accommodations.  
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6.2. Municipal Real Estate Disposition 

(a) Staff will, from time to time, review the Municipality’s land holdings for land that 

is surplus to the Municipality’s needs and present the findings to Council for 

consideration:  

(i) When considering disposal of land, the Municipality will consider the full 

range of potential uses for the property and the potential of that property 

to fulfil strategic aims and objectives within the OCP or any other relevant 

plan or strategy; 

(ii) Land that is deemed surplus to the Municipality’s needs will be considered 

first for Affordable Housing Development, if the location, size, and site 

characteristics are appropriate for residential development, and the site is in 

an area where supporting amenities are available; 

(iii) Where surplus land is not suitable for residential development, the 

Municipality will consider selling the land and using the revenue to 

purchase property that does have the potential to fulfill strategic aims and 

objectives and/or that is suitable for Affordable Housing Development. 

(b) The Municipality will not dispose of real estate for Affordable Housing 

Development without securing the affordable housing for the long term:  

(i) Generally long-term leases will be favoured over ownership transfer of land. 

(ii) Where land is sold or donated, a housing agreement will be placed on the 

property title prior to transfer.  

6.3. Development and Redevelopment of Municipal Facilities  

The Municipality will explore opportunities to co-locate housing with municipal 

facilities (e.g., housing above or adjacent to a new firehall) where consistent with the 

OCP and in locations suitable for residential development, particularly at the time of 

development and redevelopment of municipal facilities.  

6.4. Municipal Real Estate Acquisition and Disposition Policy 

The Municipality will consider developing a detailed municipal real estate acquisition 

and disposition policy to create a framework for considering the broad community 

benefits related to the purchase or sale of land. 

7. FINANCIAL INCENTIVES FOR AFFORDABLE HOUSING 

The following policies identify administrative changes that can be considered to help 

promote and incentivise Affordable Housing Developments. The financial cost of providing 

various services to the developments and their residents are still borne by the Municipality 

and its taxpayers, and hence represent a development subsidy that should be applied 

carefully.  
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7.1. Development Cost Charges (DCC) Reduction 

The Municipality will consider the development of a bylaw and application process to 

reduce DCCs for Affordable Housing Developments. 

7.2. Property Tax Exemptions 

(a) The Municipality will consider tax exemptions for qualifying Affordable Housing 

Developments in accordance with the Permissive Tax Exemption Policy. 

(b) The Municipality will consider development of a housing revitalization bylaw to 

offer time-limited property tax exemptions for qualifying Affordable Housing 

Developments and/or Accessory Dwelling Units. 

7.3. User Fees Bylaw 

The Municipality will review the Fees and Charges Bylaw and consider amendments 

which may identify differential water and sewer fees and charges for Accessory 

Dwelling Units. 

8. PROTECTION FOR EXISTING RENTAL UNITS 

8.1. Residential Rental Conversions 

In accordance with the Strata Title Conversions Policy the Municipality will generally 

not support conversions of rental dwellings into strata corporations when the Rental 

Vacancy Rate is below 4%, except that the Municipality will consider an exception 

where the conversion will exceed the minimum targets for Affordable Housing Units 

for the units offered for sale (section 9.1). 

8.2. Residential Rental Tenure Zoning  

(a) The Municipality will consider applying residential rental tenure zoning to 

existing rental properties. 

(b) The Municipality will consider applying residential rental tenure zoning: 

(i) as part of zoning bylaw amendments related to Housing Development 

Projects; or  

(ii) following registration of a strata plan in which a proportion of units are to 

be maintained for rental purposes; 

whether or not residential rental tenure zoning is specified within a housing 

agreement or s.219 covenant. 

8.3. Tenant Protection and Replacement of Rental Units 

(a) When existing rental units are lost on a site as a result of a redevelopment 

which involves a land use decision from Council, the units must be replaced 

within the new development at a 1:1 ratio, or 20% of the total units, whichever 

is the greater. 
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(b) The Municipality will consider amendments to the Business Licence Bylaw to 

include minimum standards for rental properties and tenant relocation and 

compensation provisions for evictions initiated as a result of renovation or 

redevelopment (“renoviction” bylaw). 

8.4. Short Term Rentals 

The short-term rental phenomenon facilitated by platforms such as “AirBnB” has led 

to residential units being removed from permanent or “traditional” rental market. 

However; the scale and extent of this within North Cowichan is not well-known.  

Business licences are required for short-term rentals which allows the Municipality to 

track and collect relevant data to help inform future policy and regulatory decisions. 

(a) The Municipality will consider tracking the number of business licences issued 

for short-term rentals.  

(b) The Municipality will consider development of a policy and/or regulation 

regarding short-term rentals. 

9. HOUSING RELATED COMMUNITY AMENITY CONTRIBUTIONS FOR NEW RESIDENTIAL 

DEVELOPMENT  

Many Housing Development Projects require a discretionary decision of Council (e.g., a 

change or variance to zoning) to proceed. Council may therefore negotiate conditions for 

these developments prior to issuance of the Council approval. Conditions may include 

development restrictions, incorporation of specific design features, provision of on- and off-

site amenities, and financial contributions. 

9.1. Housing Affordability Targets 

(a) A minimum of 10% of all units (whether for rent or sale) in any Housing 

Development Project should be provided as Affordable Housing Units, secured 

for the long-term.  

(b) The Municipality will consider: 

(i) alternative proposals that result in an overall level of affordability for a 

Housing Development Project that is equal to or more affordable than the 

target identified in Section 9.1(a) (e.g. a purpose-built rental building that 

targets lower segments of the rental market may be able to demonstrate that 

the project results in more overall affordability than a standard rental 

building with 10% affordable units);  

(ii) an equivalent contribution of land5 to the Municipality to be used for 

Affordable Housing Development in lieu of provision of Affordable Housing 

Units on-site, provided that the land is suitable for residential development; 

 
5 The equivalent land contribution must meet all of the following criteria: (1) the land must be a sufficient size and 

configuration to accommodate the required number of Affordable Housing Units (e.g. 10% of all the units in the 

Housing Development Project) based on the proposed zoning, and (2) the appraised value of the land must be at least 
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(iii) an equivalent cash contribution6 to the Reserve Fund in lieu of provision of 

Affordable Housing Units on-site; or 

(iv) an equivalent contribution made up of a combination of Affordable Housing 

Units, land, and/or cash.  

(c) The Municipality generally prefers that the housing affordability targets be met 

through Affordable Housing Units located within the Housing Development 

Project.   

(d) The minimum affordability target identified in section 9.1.(a) will not apply to 

Housing Development Projects when both of the following market conditions 

have been met:  

(i) The Rental Vacancy Rate has been above 4% for a minimum of 1 year (two 

data points); and,  

(ii) The Market Value of a townhome/rowhouse has been “affordable” for a 

High-Moderate Income household for a minimum of 1 year. For this 

section “affordable” means that the monthly mortgage payments are not 

more than 30% of the pre-tax household income calculated based on a 5-

year fixed mortgage, the minimum down payment required to be eligible 

for CMHC mortgage insurance, and a 25-year amortization period.  

9.2. Variances and Density Bonusing for Affordable Housing Units and Purpose 

Built-Rental Buildings 

Projects which exceed the minimum targets for Affordable Housing Units, or projects 

where 100% of dwellings will be rental units targeting Moderate Income Households, 

may be considered for additional density, parking requirement reductions or other 

similar incentives. 

9.3. Housing Design Targets 

(a) Unless exceptional site or design specific considerations justify otherwise, for 

any Housing Development Project creating 10 or more units in the form of one 

or more multi-family buildings:  

(i) a minimum of 20% of units should have 2- or more bedrooms; and, 

(ii) a minimum of 20% of units should be Single-Level Dwellings. 

(b) For any Housing Development Project creating 20 or more units in the form of 

one or more multi-family buildings, the following additional targets apply: 

(i) a minimum of 10% of units should have 3- or more bedrooms; and, 

 
equivalent to the calculation for the equivalent cash contribution (20% of the Market Value of 10% of all the units in 

the Housing Development Project) (3) the land must be free of legal encumbrances, contamination, environmentally-

sensitive features, or any other attributes that would prejudice development.  
6 The equivalent cash contribution may be calculated as 2% of the Market Value of the entire Housing Development 

Project.  
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(i) a minimum of 10% of units should be designed to be compliant with the BC 

Building Code standards as either adaptable or accessible dwelling units. 

(c) For clarity, one unit may satisfy more than one of the design targets identified 

in section 9.3 (a) and (b) (e.g. a 3-bedroom dwelling unit would also count 

towards the 20% of units that should be 2- or more bedrooms, and an 

accessible 3-bedroom dwelling unit would count towards all four design 

targets). 

(d) Proponents of Housing Development Projects are encouraged to consider 

purpose-built rental buildings to increase the stock of purpose-built rental units 

in North Cowichan. 

9.4. Community Amenity Contribution Policy 

The Municipality will consider developing a detailed community amenity contribution 

policy to review the Affordable Housing targets and to determine a framework and 

targets for contributions from developers seeking discretionary decisions from 

Council, towards the Reserve Fund in conjunction with other non-housing amenities 

and municipal reserve funds.  

10. ENCOURAGING DEVELOPMENT OF ACCESSORY DWELLING UNITS 

Accessory Dwelling Units can be small, detached buildings (e.g., coach houses or garden 

suites) or can be located within a principal dwelling (e.g., secondary suites and two-family 

dwellings). Adding these units to existing single detached residential properties is a way to 

increase the density of existing residential neighbourhoods, making use of existing 

infrastructure, without significantly altering the neighbourhood character. Adding Accessory 

Dwelling Units has the potential to increase the stock of rental housing and potentially 

improve affordability for tenants and owners. In 2023, almost 65% of the existing housing 

stock in North Cowichan is in the form of single-detached dwellings, meaning there is huge 

potential to increase the number of Accessory Dwelling Units.  

10.1. Accessory Dwelling Unit Strategy 

The Municipality will consider developing and implementing an Accessory Dwelling 

Unit Strategy to increase development of Accessory Dwelling Units with the goal of at 

least doubling the number of Accessory Dwelling Units in North Cowichan within the 

next 10 years. The Accessory Dwelling Unit Strategy may include the following 

initiatives:  

(a) Identifying and removing regulatory/zoning barriers for construction of 

Accessory Dwelling Units; 

(b) Developing a homeowner education program for Accessory Dwelling Units; 

(c) Developing supports and incentives to make developing Accessory Dwelling 

Units easier and more affordable; 

(d) Developing specific coach house design guidelines, which may include a set of 

“pre-approved” coach house designs. 
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11. PRIORITIZING APPLICATIONS FOR AFFORDABLE HOUSING DEVELOPMENTS 

The Municipality will give priority to processing development applications for proposals 

delivering Affordable Housing Developments over comparable applications.  

12. MONITORING & EVALUATION  

Monitoring and evaluation will allow the Municipality to learn from experience, maintain 

momentum, track results over time, and improve decision making. Monitoring and 

evaluation are particularly important in housing, considering that indicators for housing are 

slow moving, it typically takes several years for housing to be built and for the impacts of 

housing-related policies/regulations to become evident.  

(a) The Municipality will update the Housing Needs Report at least every five years, ideally 

in the year following the release of Canada Census Data.  

(b) The Municipality will consider developing a housing data "dashboard” and updating it 

periodically.  

(c) The Municipality will consider compiling and maintaining a list of the Affordable 

Housing Units that are created through Housing Agreements in accordance with 

Section 9.1.  

(d) The Municipality will consider developing a data and program monitoring and 

evaluation strategy for the Affordable Housing Policy and will take monitoring and 

evaluation into consideration in the context of each Affordable Housing 

Implementation item and Affordable Housing Project.    

13. AFFORDABLE HOUSING IMPLEMENTATION PLAN 

(a) Schedule 1 to the Affordable Housing Policy (“Schedule 1 - Affordable Housing 

Implementation”) identifies and prioritizes initiatives that the Municipality will take to 

implement the Affordable Housing Policy and the Housing Policies from the Official 

Community Plan. Schedule 1 – Affordable Housing Implementation Plan is attached to 

and forms part of this Policy.  

(b) The District will review and update Schedule 1 from time-to-time in order to 

acknowledge actions that have been completed, prioritize/reprioritize the remaining 

actions, and identify additional actions.   
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SCHEDULE 1: AFFORDABLE HOUSING IMPLEMENTATION PLAN 

In addition to providing ongoing direction for affordable housing, the Affordable Housing Policy 

and the Official Community Plan (OCP) identify actions that the Municipality will take to support 

affordable housing. These actions include the development of standalone bylaws and policies 

and the delivery of projects. These actions are presented here in a summary form in two tables.  

 

Table 1: Prioritized Affordable Housing Initiatives, identifies short-term actions which are listed 

in order of priority. Staff will develop and bring forward the prioritized items for Council’s 

consideration in the approximate priority order indicated, and as operational, workplan and 

resourcing considerations dictate.  

 

Table 2: All Identified Affordable Housing Initiatives, lists all the affordable housing related 

initiatives identified in the Affordable Housing Policy and the Official Community Plan. They are 

not prioritized but are generally listed in the order they appear in the Official Community Plan 

and then in the Affordable Housing Policy. Some of these items will be addressed through the 

general zoning bylaw update commencing in early 2023, or within the course of implementing 

other projects contained in the Official Community Plan. Others will be prioritized through 

future review of this schedule as described in section 11 of the Affordable Housing Policy.  

 

Table 1: Prioritized Affordable Housing Initiatives 

 

Priority # Initiative Source of Policy Direction 

1st  1 Develop a Community Amenity Contribution 

Policy 

OCP Section 4.1.2 

AHP Section 9.4 

2nd  2 Develop and Implement an Accessory Dwelling 

Unit Strategy 

OCP Section 3.2.7 & 3.2.17 

& 3.2.19 & 5.1.2 & 7.2.2 

AHP Section 7.3 & 10 

3rd  8 Review the Municipality's Land Inventory for 

Affordable Housing Opportunities and Develop a 

Municipal Real Estate Acquisition and 

Disposition Policy  

OCP Section 5.2.2.  

AHP Section 6 

 

 

Table 2: All Identified Affordable Housing Initiatives (Not Prioritized) 

# Initiative Source of Policy Direction 

1 
Develop and Implement Accessory Dwelling Unit 

Strategy 

OCP Section 3.2.7 & 3.2.17 

& 3.2.19 & 5.1.2 & 7.2.2 

AHP Section 7.3 & 10 

2 Develop a Community Amenity Contribution Policy 
OCP Section 4.1.2 

AHP Section 9.4 

3 
Zoning amendment to "pre-zone" land for Affordable 

Housing Projects and multi-family/rowhouse infill  
OCP Section 5.1.2 & 5.2.2. 

4 Develop Templates for Housing Agreements 
OCP Section 5.1.2 & 5.2.3 

AHP Section 6.2 & 9 
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# Initiative Source of Policy Direction 

5 Update the Housing Needs Report 
OCP Section 5.1.2.  

AHP Section 13 

6 Develop Rental Standards and Renovictions Bylaw 
OCP 5.1.3 & 5.2.2 

AHP Section 8.3 

7 
Identify opportunities for real estate acquisition for 

affordable housing 

OCP Section 5.2  

AHP Section 6 

8 

Review the Municipality's Land Inventory for Affordable 

Housing Opportunities and Develop a Municipal Real 

Estate Acquisition and Disposition Policy  

OCP Section 5.2.2.  

AHP Section 6 

9 
Zoning amendment to apply Rental Tenure Zoning to 

existing rental properties 

OCP 5.2.2. 

AHP Section 8.2 

10 
Zoning amendment to reduce parking requirements for 

Affordable Housing  

OCP Section 5.2.2. 

AHP Section 9.2 

11 
Partner with BC Housing and non-profit organizations to 

develop homeless shelters 
OCP Section 5.2.4 

12 Identify and promote affordable housing initiatives  AHP Section 4.5 

13 

Develop a Detailed Terms of Reference for the 

Affordable Housing Reserve Fund & amend the Reserve 

Funds Establishment Bylaw 

AHP Section 5 

14 
Develop Financial Incentives for Affordable Housing 

Developments 
AHP Section 7 

15 
Track the number of business licenses issued for short-

term rentals 
AHP Section 8.4 

16 Develop a Housing Data Dashboard AHP Section 13 

17 Compile a list of Affordable Housing Units AHP Section 13 

18 
Develop a Data and Program Monitoring and Evaluation 

Strategy for the Affordable Housing Policy  
AHP Section 13 
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Attachment 2: Policy Rationales & Options 
The following tables identifies key policy recommendations embedded in the Draft Affordable Housing Policy and Implementation 

Plan and for each provides details about background data or rationale on which the recommendation is based. Where applicable, the 

table also provides other options and notes on the relative merits of those options.  

This document does not provide details related to every policy statement in the Affordable Housing Policy but focuses on policies 

that establish a numerical threshold/requirement and policies that are anticipated to generate interest or questions. The policy 

recommendations are organized in the order they appear in the Affordable Housing Policy, except that definitions are placed as they 

appear context of the policy that they are most connected to. 

 

Policy Recommendation 

(and Section #) 

(Definitions) Affordable Housing Development must have at least 40% Affordable Dwelling Units 

Background & Rationale • The significance of this definition is to require that projects meet this % of affordable units to 

qualify for Municipal programs such as financial incentives 

• Goal is to establish a high requirement for affordable units before allocating scarce resources 

• Sector “best practice” is to combine affordable and market units in the same development to 

encourage communities with socio-economic mix and prevent stigmatization of affordable 

housing developments 

• Definition allows private developers to qualify for financial incentives if they can meet the required 

affordability thresholds 

• Should be considered in the context of the definitions for Affordable Housing Units 

Other Options • Required % of affordable units could be set higher or lower 

• Required % of affordable units could be established later in the context of each specific to be 

determined financial incentive  

• Financial incentives could be applied proportionally to the number of affordable units (e.g., if 25% 

of the development is made up of affordable units then 25% of the development would be eligible 

for incentives) 
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Policy Recommendation 

(and Section #) 

(Section 8.4) Track business licenses for short term rentals  

Background & Rationale • Available data does not indicate that short term rentals are as large scale an issue in North 

Cowichan as has been seen in some other jurisdictions:  

o Data from “AirDNA.com” indicates that there are approximately 200-250 short term rental 

listings in North Cowichan of a total of approximately15,000 units in the community 

o The 2021 census data indicated a drop in the number of private dwellings not occupied by 

usual residents from 647 dwelling units in 2016 (4.8% of the total # of dwellings) to 525 

dwelling units in 2021 (3.7% of the total # of dwellings) 

• Economic Development North Cowichan (Workforce Housing Strategy) and the Province (Homes 

for People Plan) are both working on the short term rental issue and may make recommendations 

or impose regulations that apply to North Cowichan 

Other Options • Pursue an enforcement program to encourage short-term rental businesses to get a business 

license 

o In 2022 there were 46 active business licenses for “bed and breakfasts” (which would include 

short term rentals), indicating that approximately 75% of active listings do not have a license 

• Review the zoning bylaw regulations around short-term rentals and consider making them more 

restrictive 

o Staff recommend waiting to see the results of the work being done by Economic Development 

Cowichan and the Province 

 

Policy Recommendation 

(and Section #) 

(Section 9.1(a)) A minimum of 10% of all units (whether for rent or sale) in any Housing 

Development Project should be provided as Affordable Housing Units 

Background & Rationale • OCP Policy 5.2.2 calls for an affordable housing strategy including specific targets 

• 10% target would apply to any new development that requires a zoning bylaw amendment and 

the affordable housing contribution would be considered part of their community amenity 

contribution (CAC) 

• Comparison with similar policies in other municipalities shows a range targeting between 5-20% 

affordable units 
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• Potential impact of the 10% target is estimated to be the potential creation of 12 new affordable 

units per year (based on a steady growth rate of 1.6% and assuming ½ of all projects require a 

rezoning)  

• This target (in conjunction with the definitions) will be reviewed as part of the financial analysis for 

the CAC Policy and adjustments may be recommended 

• Policy should be considered concurrently with the definitions of Affordable Housing Units 

Other Options • Target % of units could be increased or lowered  

• Certain types of developments could be exempted from the 10% target (e.g., purpose-built rentals) 

• Policy could be tabled until the results of the financial analysis for the CAC Policy are presented to 

Council (anticipated Q3 2023) 

o This may result in missed opportunities to negotiate affordable housing contributions for in-

stream zoning amendment applications 

o Note that this policy is non-binding and allowances can be made to accommodate site-specific 

considerations if necessary. It can also be amended at any time in the future  

 

Policy Recommendation 

(and Section #) 

(Definitions) Affordable Housing Unit – Ownership is defined as being 20% below the market value 

(based on local benchmark prices)  

Background & Rationale • The numbers will change over time but are easy to calculate  

• Estimate that using this calculation, a townhouse unit in 2023:  

o Could be sold for a maximum of $448,640 

o Would be “affordable” for up to 42% of North Cowichan Households 

Other Options • Define Affordable Housing Unit – Ownership based on higher or lower % of the market value 

o A larger % below the market value would be affordable for more households but would require 

a deeper subsidy compared to the private market 

o A smaller % below the market value would be affordable for fewer households but would 

require less subsidy compared to the private market  

• Define Affordable Housing Unit – Ownership based on a mortgage equal to 30% of median 

household income (assuming a minimum down payment) 

o Household income data is less readily available compared to other options 

o Estimate that using this calculation a townhouse unit in 2023:  
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▪ Could be sold for a maximum of $340,000 (40% below benchmark prices) 

▪ Would be “affordable” for up to 50% of North Cowichan Households 

• Define Affordable Housing Unit – Owner at a specific price point:   

o Easy to calculate but may be out-of-date very quickly (e.g., Langford’s price was set at $165,000 

in 2012 which would be difficult to achieve today) 

o Rate of affordability in 2023 would depend on price point selected, more research would be 

required for staff to recommend a price. 

 

Policy Recommendation 

(and Section #) 

(Definitions) Affordable Housing Unit – Rental is defined as being the Average Market Rent for the 

Duncan CA 

Background & Rationale • The “Average Market Rent” is local data published annually by CMHC for different unit sizes, 

meaning this number will change over time and be easy to calculate when needed 

• The costs are lower than the cost typically seen for an active real estate listing because the data 

includes existing (rent controlled) long-term tenancies 

• Estimate that using this calculation a 2-bedroom unit in 2023:  

o Could rent for a maximum of $1,136 per month (30% lower than current market rates of 

approximately $1,600 per month) 

o Would be “affordable” for approximately 76% of North Cowichan Households 

Other Options • Define Affordable Housing Unit – Rental based on 30% of the BC Housing Income Limits:  

o Local data is published annually, and number will be easy to calculate when needed 

o Estimate that using a calculation for a 2-bedroom unit in 2023:  

▪ Could rent for a maximum of $1,150 per month (30% lower than current market rates of 

approximately $1,600 per month) 

▪ Would be “affordable” for approximately 76% of North Cowichan Households 

• Define Affordable Housing Unit – Rental as 10% below current market rates:  

o Data on current market rates would be difficult to obtain/may need to be calculated for each 

individual development 

o Estimate that using a calculation for a 2-bedroom unit in 2023:  

▪ Could rent for a maximum of $1,440 per month (10% lower than current market rates of 

approximately $1,600 per month) 
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o Would be “affordable” for approximately 64% of North Cowichan Households 

• Define Affordable Housing Unit – Rental as 30% of a low-income household income (40th 

percentile)  

o Household income data is less readily available compared to other options 

o Estimate that using a calculation for a 2-bedroom unit in 2023:  

▪ Could rent for a maximum of $1,475 per month (8% lower than current market rates of 

approximately $1,600 per month) 

• Would be “affordable” for approximately 64% of North Cowichan Households 

 

Policy Recommendation 

(and Section #) 

(Definitions) Market Value as Appraised Value OR Benchmark Price for Local Area  

Background & Rationale • Benchmark Prices for different types of units (single family, townhouse, and apartment) are 

published by the Vancouver Island Real Estate Board regularly, they change over time and are 

readily available 

• Definition allows the flexibility for developers to complete an appraisal if they choose 

• Consider these scenarios:  

o If appraisal is higher than the Benchmark Prices, the resulting price of provided units becomes 

higher (less affordable) 

o Benchmark Price becomes the ceiling for calculating cash-in-lieu for higher end housing 

developments 

• Definition should be considered in the context of the definition for Affordable Housing Unit – 

Ownership and in the context of the cash-in-lieu of on-site affordable housing options  

Other Options • Define Market Value as Appraised Value only 

o An appraisal would be required for every development    

• Define Market Value as Benchmark Price only  

o Little nuance for considering the variables of housing prices 
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Policy Recommendation 

(and Section #) 

(Section 9.1.(b)) Equivalent Cash-in-lieu requirement 2% of Market Value of entire Housing 

Development Project 

Background & Rationale • It is difficult for cash contributions to offset the loss of hypothetical affordable units considering 

the effort and cost required to plan and construct affordable housing projects 

• 2% of the Market Value is considered “equivalent” to the provision of on-site affordable units 

considering: 

o the target is for 10% of the units to be affordable, and  

o the definition for affordable housing unit – ownership is set at 20% below the benchmark price  

o 10% x 20% = 2% 

• Sample calculations for cash-in-lieu of affordable housing contributions: 

o  for a 20-lot subdivision (based on a Benchmark Price of $736,700 from Feb. 2023):  

▪ 10% of units = 2 units  

▪ $736,700 X 20 X 2% = $294,680 ($14,734 per unit) 

o for a 20-unit apartment development (based on a Benchmark Price of $398,800 from Feb. 2023): 

▪ 10% of units = 2 units  

▪ $398,800 X 20 X 2% = $159,520 ($7,976 per unit) 

Other Options • Cash amount could be set higher or lower 

• Option for cash-in-lieu could be restricted so it is only accepted under certain circumstances (e.g., 

only for smaller developments) 

 

Policy Recommendation 

(and Section #) 

(Section 9.3) Housing Design Targets for 20% of units in multi-family buildings to be 2-bedrooms+ 

and 10% to be 3+ bedrooms 

Background & Rationale • OCP Policy 5.1.3. calls for including a mix of unit sizes in multi-family buildings 

• Many new multi-family buildings consist of studio and 1-bedroom units with few (or no) larger 

units  

• Note that this target still allows for a development to consist of 80% studio and 1-bedrooms 

• 2-3 bedroom units can be suitable for families with children, downsizing seniors, empty nesters, 

extended families, people who want a home office, and roommate arrangements 
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• The 2021 Housing Needs Report identified a need for mainly 1-bedroom units in North Cowichan, 

however this recommendation assumes that 1-bedroom units will be suitable for 2-person/1-

couple households which does not reflect market preferences of many households 

o Note that 2 person households make up 41% of North Cowichan households (2021 Census) 

• North Cowichan is well served with 3+ bedroom units in the form of single-detached homes, 

however in general 3+ bedroom detached homes are significantly more expensive than 3+ 

bedroom units in a multi-family building 

• The policy is written to allow the design requirements to be waived in exceptional circumstances, 

an example of this might be a development of “micro-units” offering a very affordable product 

Other Options • Target %’s could be increased or decreased 

• Targets could be removed 

 

Policy Recommendation 

(and Section #) 

(Section 9.3) Housing Design Targets for 20% of units in multi-family buildings to be single level 

dwellings and 10% to be built to be adaptable or accessible 

Background & Rationale • OCP Policy 5.1.3. calls for creation of more accessible housing  

• Many new multi-family developments consist entirely of 3-storey townhomes which are not 

suitable for people with mobility challenges and may not be desirable for seniors and families with 

young children 

o 28.7% of North Cowichan residents are aged 65+ (2021 Census) 

o 6% of North Cowichan residents are aged 80+ (2021 Census) 

o Population is aging with these percentages projected to increase 

• The policy is written to allow the design requirements to be waived in exceptional circumstances 

Other Options • Target %’s could be increased or decreased 

• Targets could be removed 
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Attachment 3: Benchmarking  
HOUSING RELATED COMMUNITY AMENITY CONTRIBUTIONS (CACs) 

The selected municipalities all have a housing related community amenity contribution policy. The preference was for municipalities located on Vancouver Island. Squamish was selected because it is a relatively small 
municipality with an up-to-date CAC policy. New Westminster was selected because it is well known as a leader in affordable housing policy.  

Affordable 
Housing CACs 

(PROPOSED) North 
Cowichan 

Langford Victoria Squamish New Westminster  

What % of new 
units must be 
affordable?  

10% of all units 1 unit per 15 units (6.7%)  10% - 20% of units or 20% of FSR  
 Does not apply to purpose-built market 

rentals or heritage buildings 

 10% of all units, or  
 5% of units where the entire 

development is purpose-built market 
rental 

Range from 5-20% depending on level of 
affordability 

How long must 
the units remain 
affordable?  

For the long-term (TBD 
through development of 
Housing Agreement 
Templates) 

25 years 60 years or the life of the building Not specified (would be outlined in the 
housing agreement) 

In perpetuity (or units must be sold to BC 
Housing or another not-for-profit) 

How is 
“affordable” 
defined for 
Rental Units? 

Maximum rent “average” 
rent (which is lower than 
the typical unit listed for 
rent because it includes 
rent controlled long-term 
tenancies) 

N/A Housing costs (rent, utilities, fees and 
charges) should not exceed 30% of income 
for a low to moderate income households in 
accordance with the City’s Housing targets 
(e.g. 2018 for a 1 bed: $1,050 housing costs 
affordable for household with $42,000 
annual income) 

Affordable Housing means non-market 
(and core needs) housing available at 
rental rates and purchase prices below 
market rates and prices, to those of low 
and moderate incomes, that is subject to a 
Housing Agreement that has some form of 
restriction on occupancy and/or the rent or 
price charged to the occupant for the unit 

When 10% of units are provided as affordable: 
Housing costs (rent, utilities, fees and charges) 
should not exceed 30% of income for a low to 
moderate income households in accordance with 
the City’s Housing targets (e.g. 2018 for a 1 bed: 
$1,050 housing costs affordable for household 
with $42,000 annual income). For 5% option, 
deep subsidy and for 20% the units can be less 
affordable.  

How is 
“affordable” 
defined for 
Ownership Units? 

Maximum price 20% 
below benchmark prices 

Maximum price is 
$165,000 for the first 5 
years, then $2,000 
increase each year after 
Note that the price was 
set in 2012.  

Prices target City’s moderate income targets 
ranging from $55,000 - $85,000 (2018) 
depending on unit size 

See above N/A 

Is “cash-in-lieu” 
accepted?  

Yes Yes Yes Yes Yes, only where a suitable partnership with a 
non-profit housing society is not possible or 
where less than 4 affordable units are required 

(If cash-in-lieu is 
permitted) What 
is the cash-in-lieu 
amount? 

Equivalent (= 20% of the 
value of 10% of the units 
in the development) 

$1,000 per single 
detached lot (with ratios 
to calculate equivalent for 
other types of dwelling) 

$3.5 – $24.5/ft2 (depending on OCP 
designation and scale of density requested) 

$15,000 per single detached lot or for 
multi-family: $15.00/ft2 of new/additional 
residential ($5.00/ft2 for purpose built 
rental) 

$210,000 per required unit of affordable housing 
(e.g. # of units X 10% X $210,000) in 2020. 

Sources Draft Affordable Housing 
Policy 

Langford Affordable 
Housing and Amenity 
Contribution Policy (2012) 

Victoria Inclusionary Housing and 
Community Amenity Policy (2019) 

Squamish Community Amenity 
Contribution Policy (2018) 

New Westminster Inclusionary Housing Policy for 
Multi-unit Strata Residential and Mixed-Use 
Residential Developments (2019) 

ATTACHMENT #3
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ELIGIBILITY REQUIREMENTS FOR AFFORDABLE HOUSING FUNDING SCHEMES 

The selected funding programs are some of the main affordable housing funding programs that are currently active from the federal and provincial governments. Victoria provides a municipal example and is one of the 
same municipalities that were used for the housing related CAC benchmarking. 

Eligibility 
Requirements 

(PROPOSED) North Cowichan CMHC RCFI CMHC MLI BC Housing Community 
Housing Fund 

BC Housing  
Housing Hub Fund 

Victoria 

Details of funding  TBD financial incentives 
such as DCC waivers 

 Donations of municipal 
land 

Low-cost financing for 
construction of rental units 

Mortgage insurance to help 
developers secure lower-cost 
financing  

Capital grants of up to 
$150,000 per unit, construction 
financing, operating subsidy if 
needed 

Low-cost financing, access to 
land, limited capital funding 

One time capital grants of up 
to $20,000 per unit funded 
from CAC contributions 

What % of new 
units must be 
affordable? 

40% of units 20% of units  10-25% of units 70% of units 100% of units  Funding amount is based on 
the # of affordable units (e.g. if 
10 of 30 units were affordable 
only 10 would be eligible) 

How long must 
the units remain 
affordable?  

For the long-term (TBD 
through development of 
Housing Agreement 
Templates) 

Minimum of 10 years Minimum of 10 years 60 years Minimum of 10 years for rental 
program (35 years if capital 
funding is provided)  
For ownership, until the loan is 
repaid (max 25 years).  

In perpetuity 

How is 
“affordable” 
defined for Rental 
Units? 

Maximum rent “average” rent 
(which is lower than the typical 
unit listed for rent because it 
includes rent controlled long-
term tenancies) 

Below 30% of median total 
income in the area, and the 
total residential rental income 
must be at least 10% below its 
gross achievable residential 
income. 

Maximum rent 30% of the 
median renter income in the 
subject market 

20% of units: “Deep subsidy” 
(2020 $375 for one bedroom) 
50% of units: “Rent Geared to 
Income” based on a target 
average (2020 target for 1 
bedroom in NC was $551) 
Remaining 30% of units: 
“Affordable Market” based on 
BC Housing Income Limits 

30% of income for households 
whose income does not 
exceed the 75th income 
percentile (for families with or 
without children depending on 
unit size). 

Housing costs including rent, 
utilities, fees and charges 
should not exceed 30% of 
income for very low, low, or 
median income households 
more funding is available for 
projects targeting the lower 
income thresholds 

How is 
“affordable” 
defined for 
Ownership Units? 

Maximum price 20% below 
benchmark prices 

N/A N/A N/A Developer must pass on 
financing savings to 
purchasers. Purchasers 
household income must not 
exceed 75th percentile 

N/A 

Other 
requirements to 
eligible for the 
funding  

N/A  Minimum 5 units,  
 Minimum $1-Million loan 
 Energy efficiency & 

accessibility requirements  

Projects can be eligible for the 
program based on either 
affordability, accessibility, or 
energy efficiency, or a 
combination 

Only open to eligible 
organizations (e.g. not-for 
profit societies) 

N/A Must have other funding 
partners 

Sources Draft Affordable Housing 
Policy 

CMHC Rental Construction 
Financing Initiative 

CMHC Mortgage Loan 
Insurance “Multi-Unit MLI 
Select”  

BC Housing Building BC 
Community Housing Fund 
Build BC RFP (May 2020) 

BC Housing  
Housing Hub Rental and 
Homeownership Programs and 
Eligibility Frameworks (2019)  

City of Victoria 
Victoria Housing Reserve Fund 
Program Guidelines May 2023 
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Attachment 4: Implications of the Affordable Housing Policy and Implementation Plan 
Policy Section Potential Impact on Housing 

in the Community 

Short-Term Implications Long-Term Implications 

4. Partnerships & Advocacy1 • Influence regulatory 

changes in support of 

housing 

• Improve delivery of 

affordable housing in the 

region 

Minimal staff time to support 

advocacy efforts of Council 

and to participate in regional 

projects 

Scale of effort and cost related 

to “partnerships” to be 

determined (TBD) based on 

future decisions 

5. Affordable Housing 

Reserve Fund 

Provide financial support for 

affordable housing projects 

• Minimal staff time to 

manage fund contributions 

and simple expenditures 

• Potential staff time or 

consultant project to 

update Bylaw or create ToR  

Scale of effort TBD based on 

how much money is allocated 

to the fund and future 

decisions about how the fund 

will be used 

6. Real Estate Acquisition & 

Disposal 

Potential to provide land to 

unlock affordable housing 

projects 

Staff time or consultant project 

to review land inventory and 

develop detailed policy 

• Ongoing staff time to 

manage a dynamic 

property portfolio and 

manage projects as they 

are identified 

• Financial implications of 

the value of any land 

allocated to affordable 

housing development 

7. Financial Incentives for 

Affordable Housing  

Financial support to unlock 

affordable housing projects 

Staff time or consultant project 

to review options and develop 

programs/ bylaws 

• Minimal staff time to 

administer programs 

• Cost of programs and/or 

foregone revenue TBD 

 
1 Note this table begins with Section 4, Sections 1-3 are: Section 1: Purpose, Section 2: Scope and Section 3: Acronyms & Definitions  

Christina.Hovey
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Policy Section Potential Impact on Housing 

in the Community 

Short-Term Implications Long-Term Implications 

8. Protecting Existing Rental 

Units 

Maintain existing stock of 

(relatively) affordable older 

rental buildings 

Staff time or consultant project 

to implement policies 

As for short term 

9. Housing Related 

Community Amenity 

Contributions for New 

Residential Development 

• Increase stock of 

affordable housing units 

• Provide money for the 

Affordable Housing 

Reserve Fund  

• Increase stock of “family” 

and “senior” friendly units 

• Overall reduction in staff 

time needed to negotiate 

amenity contributions on a 

case-by-case basis 

• Consultant project to 

conduct financial analysis 

to support CAC Policy 

• Staff time to monitor 

housing agreements 

• Staff time to review impact 

of policies 

• See also Affordable 

Housing Reserve Fund 

10. Encouraging 

Development of Accessory 

Dwelling Units (ADUs) 

Increase the stock of ADUs 

(relatively affordable, uses 

existing infrastructure) 

• Staff time or consultant 

project to develop and 

implement “Accessory 

Dwelling Unit Strategy” 

• TBD cost for funding 

incentives, if any  

TBD depending on future 

decisions about the scale and 

duration of programs 

11. Prioritizing Applications 

for Affordable Housing 

Developments 

Faster process for planning 

affordable housing projects   

Redeployment of existing 

resources may slow down 

other applications 

As for short term 

12. Monitoring and 

Evaluation 

Track results over time to 

improve programs and 

demonstrate impact 

Staff time to establish 

monitoring programs 

Minimal staff time to 

maintain/refresh data 

13. Affordable Housing 

Implementation Plan 

Each plan item is intended to 

foster a supportive 

environment for development 

of affordable housing 

Each item in the 

implementation plan would 

require staff time or a 

consultant project to establish 

Various 

 


