HOUSING COMMITTEE MEETING AGENDA
MEETING TO BE HELD IN THE COUNCIL CHAMBERS
606 MOUNTAINVIEW SQUARE
ON THURSDAY JUNE 09, 2022, AT 1:00 P.M.
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MEETING MINUTES
DISTRICT OF KITIMAT HOUSING COMMITTEE
1 October 2020, DOK Conference Room
________________________________________________________________________
Members: Michelle Martins
Helen O’Neill
Sandra Mielke
John Rigoni
Andrew Wozney
Anne Moyls
Denise Yagelnesky
Sandy Knowles
Joyce Dean
Marianne Hemmy
Jordana Velho
Councillor Gibson

Chair, Tamitik Status of Women
Kitimat Snowflake Seniors
Mental Health and Addictions Advisory Committee
Multi-family Landlords
Advisory Commission for Persons with Disabilities
Kitimat CDC, Housing Support Worker
Kitimat Community Services Society (KCSS)
Snowflake Senior’s Centre
Chair, Mental Health and Addictions Advisory Committee
Kitimat Community Development Centre
Tamitik Status of Women
Council Representative, non-voting

DOK Staff: Angie Lucas
Colin Brown
Krysten Hogan

Director of Community Planning & Development
Planner
Planner

Meeting was called to order at 3:05 PM.
MINUTES
Moved, and seconded
THAT the Housing Committee Minutes of 6 May 2020 be adopted as presented.
Motion Carried

FOR DISCUSSION
1.

2020 Housing Action Plan and Needs Assessment
Krysten Hogan gave an overview of the Housing Action Plan and Needs Assessment (HAPNA) and
the work plan that was created to implement the HAPNA recommendations. Housing Committee
members discussed priorities identified by Council and provided suggested changes. Some of the
members requested the work plan be provided after the meeting for further thought prior to providing
suggestions. Some of the members noted that the recommendations do not reflect the dire need of
some members in the community or do not provide assistance to seniors. Staff explained the
rationale for certain recommendations that do not specifically target one beneficiary group but rather
the housing stock in Kitimat as a whole and identified the recommendations that are geared to
specifically benefit seniors.

2.

Official Community Plan Amendments
Krysten Hogan explained the drafted Official Community Plan (OCP) amendments that will be
required in order to implement the recommendations made in the HAPNA. Members did not voice
specific recommendations or feedback for the draft OCP amendments.

Minutes are “DRAFT” until signed by Committee Chair
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3.

BC Housing Funds and Grants – For information
Krysten Hogan explained two funding opportunities from BC Housing for supportive housing and
community housing in Kitimat that are available for non-profits to apply for. Members did not voice
interest or disinterest in applying for either of the opportunities.

Meeting adjourned at 4:30 PM.
NEXT MEETING
To be determined.
Minutes approved for circulation
Angie Lucas, Director
Minutes adopted

Michelle Martins, Chair

Minutes are “DRAFT” until signed by Committee Chair
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HOUSING COMMITTEE REPORT
Date:

May 26, 2022

File:

7.19.6.2

To:

Michelle Martins, Chair, Housing Committee

From:

Warren Waycheshen, CAO

Re:

Draft Tenant Protection and Relocation Policy

Recommendation:
Council has requested the Housing Committee review some of the options available to be
included in a Tenant Protection and Relocation Policy. Through discussion, it is expected that
there be some consensus between the Housing Committee and other stakeholders on appropriate
options for a policy. Staff will use these discussions to provide details to Council in consideration
of the creation of a final policy.
Recommended Motion:
THAT a draft Tenant Protection and Relocation Policy, be recommended to Council with
the following options:
(to be determined through discussion).
Background:
Housing Action Plan and Needs Assessment Recommendations
The District of Kitimat undertook a Housing Action Plan and Needs Assessment (HAPNA) in
2020. Action #1 of the HAPNA is the development of a Tenant Relocation and Protection Policy
(TRP) to increase tenant protection and compensation in the event of renovation or
redevelopment. Action #1 (Attachment A) is attached and lays out the groundwork for how to
undertake the TRP.
Tenant Relocation Policies
TRPs are in addition to actions required by the Residential Tenancy Act. The requirements
under the Residential Tenancy Act are noted in Attachment A. Since the writing of the HAPNA,
regulations around major renovations have been changed. Since July 1, 2021 if a landlord
wishes to end tenancy for extensive renovations or repairs, they need to apply for an Order of
Possession from the Residential Tenancy Branch. This triggers a dispute resolution proceeding.
Current Policies
Currently the local policies that reflect protection of tenants falls under the District of Kitimat
Strata Conversion Policy and the motion from June 1, 2020 which outlines the requirements set
on IAG for their strata conversion (Attachment B), and the Redevelopment of Manufactured
Home Policy (Attachment C). These policies should be reviewed with every update of the
Official Community Plan, in keeping with (a) of HAPNA recommendation #1. These reviews will
be done with the next update to the Official Community Plan.
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Threshold for Policy
Policies of this nature require specifying what level of units at which a tenant relocation plan is
needed (as per (b) of the HAPNA recommendation). For some comparator, a multi-family
dwelling in Kitimat is defined as a dwelling with three or more dwelling units. In Port Moody this
was set at six units, for Victoria it was five.
Engagement
Engagement of the development community and non-profit housing sector is important to
understand what the potential elements of a TRP are needed in the context of Kitimat. For
development, multi-family rental landlords were chosen as they are the most likely to be
affected by a TRP. The Housing Committee is the other leg of engagement, to discuss and
recommend aspects of a draft Tenant Protection and Relocation Policy from housing concerned
groups, as well as collect feedback from owners of multi-family rentals.
Compensation Model
For the compensation model for displaced tenants as well as right of first refusal and mandatory
notice requirements (see (e)), much of this will be informed by the Residential Tenancy
Requirements. This will also consider (f) of the HAPNA recommendation, with an assessment of
the possibility of providing alternative accommodation options for each tenant in a comparable
unit type and within a reasonable percentage of the current rental rate.
The final development points of (g) and (h) will have staff create educational material and
monitor the effectiveness of the program on a routine basis.
Other Information
Other municipalities in northern BC were contacted to understand the prevalence of these
policies in the north. Of the several contacted, none had one that met this purpose. They tended
to rely on current Residential Tenancy Branch regulations.
Potential Elements of a Tenant Protection and Relocation Policy
Attached is a draft policy (Attachment D). This is a working document and should not be
understood to be a final policy. It is provided to initiate discussion by the Committee. This was
developed in combination of Port Moody’s TRP (selected due to simplicity) and a previous
Council motion of June 1, 2020 on a strata conversion (Attachment C).
Currently the District of Kitimat requires tenant relocation plans for redevelopment of manufactured
home parks and strata conversions. The policy options available can expand this to any situation
that removes rentals from the market through a rezoning (for instance, rezoning from residential to
commercial). There may also be options for a policy regarding demolitions of current rentals and
major repairs and renovations, but that has not been researched in detail.
Attachment E contains a summary of policy choices for comment from the committee.
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Alternative Options:
1. Another option as developed through discussion of the Housing Committee.

Submitted by:
Warren Waycheshen, CAO
Attachments: A. HAPNA Action #1
B. S-19 Strata Conversion Policy & 01 June 2020 IAG motion
C. R-15 Redevelopment of Mobile Home Park Policy
D. Draft Tenant Protection and Relocation Policy
E. Table of Questions for Policy Discussion
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Housing Action Plan
This section presents a set of strategies and actions that respond to the identified priority groups
and housing gaps outlined in the Needs Assessment component of this report. The strategies
and actions described below complement the District’s existing housing policies and initiatives
and build on work completed in the 2015 Housing Action Plan. Actions are organized around
distinct areas of implementation, as outlined in Table 1.

1. Setting Policy
Clear, consistently applied policies express the District’s commitment to affordable housing.
When DOK staff meet with prospective developers, funders, partners, or senior government
representatives, it is beneficial to share a clear policy framework. The actions outlined in this
section augment DOK’s existing housing policies and outline three new areas for policy
development.
ACTION #1

Develop a Tenant Relocation and Protection Policy to increase tenant protection and
compensation in the event of renovation or redevelopment.
DOK adopted a Redevelopment of Manufactured Home Park Policy in November 2015, which
acts as a key precedent for a more general Tenant Relocation and Protection Policy that would
apply to tenants in purpose-built rental buildings impacted by demolition and redevelopment.
In the event of demolition, major renovation or repair of an existing rental building or unit, or in
the event an existing rental building is stratified, the Residential Tenancy Act shall require:
•

Four-month notice to end tenancy, provided by the landlord to the tenant. The landlord
must have all required government permits and approvals before issuing a notice to the
tenant.

•

A tenant who receives a notice to end tenancy is entitled to receive from the landlord an
amount that is equivalent of one month’s rent payable under the tenancy agreement.

•

Tenants have a right of first refusal to enter into a new tenancy agreement for the same
rental unit if the landlord gives notice to end the tenancy to renovate or repair a residential
property containing five or more units.

•

In 2019, the Province abolished the use of “fixed term tenancy agreements”, that required a
tenant to vacate on a specific date, unless a new tenancy agreement (often with higher rent)
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is established. Any such tenancy agreement automatically converts to a month-to-month
tenancy upon expiry of the fixed term.
Although the rules and regulations outlined in the Residential Tenancy Act have mechanisms in
place to support tenants experiencing evictions as a result of demolition and redevelopment or
major renovations, these mechanisms can fall short in supporting tenants needing alternative
rental accommodation. Given there is significant redevelopment interest in Kitimat, this action
may introduce a greater level of housing security for tenant households.
a. Continue to support the District’s Strata Conversion Policy and review the policy with every
update of the Official Community Plan.
b. Consider establishing a unit minimum at which a tenant relocation plan is required (i.e., four
units or more).
c.

Consult with the development community and non-profit housing sector to determine the
potential elements of a tenant assistance plan.

d. Based on feedback received, consider creating a Tenant Relocation and Protection Policy.
e. Seek legal counsel to understand adequate compensation for displaced tenants and discuss
right-of-first-refusal and mandatory notice requirements.
f.

Assess the possibility of providing alternative accommodation options for each tenant in a
comparable unit type and within a reasonable percentage of the current rental rate.

g. Develop educational material to clearly outline what is required from landlords in the event of
redevelopment.
h. If implemented, continue to monitor the policy and review take-up and outcomes two years
after implementation.
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Example: New Westminster Tenant Relocation Policy
The policy is mandatory for rezoning applications and heritage alteration permits and is
applied on a voluntary basis for development permits and demolition permits. The Policy
applies to rezoning applications and heritage revitalization agreements that involve the
demolition of six or more purpose-built market rental units within a multi-unit building.
A Tenant Assistance Plan includes:
•

A commitment to provide a minimum of three months’ notice prior to eviction;

•

Compensation equal or greater to the equivalent of three months’ rent;

•

Documentation of units including unit types, rental rates, and vacancy rates in the
building;

•

A strategy for assisting tenants in finding appropriate housing; and

•

A communication plan for the applicant and tenants, including notice of all
consultation events or activities related to the application.

ACTION #2
Introduce an Adaptable Housing Policy & propose minimum adaptable or accessible unit
requirements for all new developments.
Adaptable housing is an approach to residential design and construction in which homes can be
modified at minimal cost to occupants’ changing needs over time. These units provide greater
flexibility and allow residents to age-in-place. Accessible housing refers to dwelling units that
include features, amenities, or products to better meet the needs of people with a range of
physical abilities.

a. Introduce a seniors-friendly housing policy in the OCP to require project proponents
to identify how their development will support seniors-friendly housing.
b. Research best practices on adaptable and accessible unit requirements in
municipalities comparable to Kitimat.
c. Complete pro-forma analysis to determine a feasible requirement for accessible
and/or adaptable units in new residential developments. Evaluate the viability of
offering incentives for developers to supply a higher percentage of adaptable units.
Consider higher adaptable unit requirements for seniors-oriented developments.
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POLICY-PROCEDURE MANUAL
TITLE: STRATA CONVERSION
Page 1 of 2
PREPARED BY:

AUTHORIZED BY:

DATE OF ISSUE OR REVISION:

D.Martin

Council

April, 2014

The purpose of this policy is to provide a consistent process for evaluating applications for the
conversion of existing purpose-built rental buildings to strata title ownership.
The following guidelines will be considered by Council, under Section 242 of the Strata Property
Act, when dealing with applications for the conversion to strata title of existing, previously
occupied, rental buildings. The guidelines are without prejudice to Council’s power as approving
authority to approve, or not approve, strata conversion, subject to terms and conditions or to
delegate its powers and duties, as set out in Section 242 of the Strata Property Act.
Once a completed application is submitted, [DOK] staff reviews application with all relevant
legislation, bylaws, and Council policies to prepare a report for Council. The following applies to
strata titling of existing residential buildings with two or more units. Council will judge each strata
application on its own merits.
A preliminary application for strata conversion must be accompanied by:
1.
2.
3.
4.
5.
6.
7.

Site plan showing access and parking;
Landscaping plan – proposed/existing;
Floor plans;
Elevation drawings;
Structural and construction drawings, or as-built drawings;
Proposed strata plan;
Names and contact information of all present tenants;

Applications should consider the following guidelines:
Compliance with Municipal Bylaw
1. Applicants shall demonstrate level of compliance with the Zoning regulations in the
Kitimat Municipal Code. This includes, but is not limited to lot area, lot frontage, floor
area ratio, setbacks, parking, landscaping, and vehicle access.
2. Applicants shall include a proposal to bring areas of non-compliance (if any) into
compliance as a condition of strata conversion approval.

(S-19)
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Compliance with BC Building Codes
3. Applicants shall provide a report prepared by a professional engineer, architect, or code
compliance specialist, summarizing the physical condition of the building and identifying
components in need of immediate or imminent repair.
Building Life Expectancy & Condition
4. The above report must verify the building(s) life expectancy is a minimum of thirty-five
(35) years. In addition, the report must include projected maintenance costs due to the
condition of the building and provide comment on expected cost increases [or
decreases] assuming strata conversion.
Priority of Rental Accommodation
5. Council will only consider a strata conversion application when the rental vacancy rate,
after the removal of the strata units, is greater than 5% as determined by the District of
Kitimat, unless the applicant proposes an acceptable tenant relocation plan. The strata
conversion of any two- or three-unit building is exempt from this requirement.
Protection & Relocation of Existing Tenants
6. Within two weeks of submitting the conversion application to the District, the applicant
shall provide written evidence that all existing tenants have been notified of the owners’
application to convert the building into strata lots as well as written evidence of all
tenants who are support of the proposed conversion.
7. Within two weeks of submitting the conversion application to the District, the applicant
shall develop a relocation plan that will, at a minimum, outline options available to
tenants with respect to purchase options and relocation assistance. The applicant shall
identify available market and non-market rental units within the Kitimat market and
provide that information to tenants. The plan must be in accordance with the Residential
Tenancy Act.
8. Applicants shall provide existing tenants with a 90-day right of first refusal to purchase
before giving notice to tenants that they must vacate their unit. A right of first refusal
means that a tenant would have the first opportunity to purchase a renovated unit at fair
market value based on an independent third party appraisal, less customary commission
payable by the developer at that time.

(S-19)
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1 June 2020 motion regarding IAG Strata Conversion:
Moved and seconded,
“THAT, having reviewed Council Reports and considered information presented
to-date, including agency referrals, delegations and public input at Council
meetings, and additional correspondence, Kitimat Council resolves, as approving
authority, to have considered the following under Section 242 (1) of Strata Property
Act, in regard to 1425 Nalabila Boulevard:
a.
b.
c.
d.
e.

Priority of rental accommodation over privately-owned housing in Kitimat;
Proposals for relocation of persons occupying residential buildings;
Life expectancy of buildings;
Projected major increases in maintenance costs due to building condition; and
Any other matters that, in the opinion of Council, are relevant.

AND THAT application from IAG Enterprises Ltd., to convert a 30-unit townhouse
complex from market rental to strata-title ownership be approved subject to the
following terms and conditions [or refused until the following terms and conditions
have been satisfied]:
Tenant Relocation Plan A, proposed by IAG Enterprises and outlined
below, is accepted by Kitimat Council* and available to any tenant
household that ends tenancy before registration of strata plan:
a. Financial compensation based on length of tenancy:
i.
4 months rent for tenancies up to 5 years;
ii.
5 months for tenancies between 5 and 10 years;
iii.
6 months for tenancies between 10 and 20 years;
b. For any tenant household facing a relocation barrier
(e.g., household includes a senior, or person with a disability) an
additional $2,500;
AND

For any tenant household that opts out of the Tenant Relocation Plan
A, Tenant Relocation Plan B, proposed by IAG Enterprises and
outlined below, is accepted by Kitimat Council* and confirmed by
Local Government Act Section 483 Housing Agreement:
a. IAG Enterprises provides up to four units for tenant households
in occupation as of 1 May 2020 with rent-tied-to-income for a
period of up to 24 months following registration of strata plan:
i. Maximum starting rent for each unit would be 30% of occupying
household’s previous year gross income/12;
ii. Rent increases governed by the Residential Tenancy Act
(RTA);
b. Property owner could sell unit no earlier than 25 months after
registration of strata plan; and tenants could remain in units until
sold;
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AND

c. Primary point of contact identified to lead early and ongoing
communication with tenants; including information about
proposed project, timeline, and status updates;
d. Each tenant household in occupied unit as at 1 May 2020,
receives a registered option to purchase or right-of-first-refusal to
purchase a strata unit at fair market value, less real estate
commission;
e. Tenants’ option to purchase or right-of-first-refusal is registered
on land title concurrently with strata plan or through legal
undertakings;
f. Building professional—architect, code compliance specialist or
engineer—certified to practice in BC confirms in writing that:
i.
Each residential unit has a life expectancy of 35 years or
more;
ii. Buildings comply, or substantially comply, with current
BC Building Code;
g. Kitimat Municipal Code R3-A Residential Zone requirements are
met or approved by Development Variance Permit**;
h. IAG Enterprises Ltd agrees to reimburse municipal legal
expenses incurred after 9 April 2020; AND THAT
i. Corporate Officer is named authorized signatory for Kitimat
Council.

* Proof of conditions being satisfied shall be provided before strata plan is executed
by DOK.
** Frontage is 90m. Kitimat Municipal Code requires 4.2m per unit (126m for 30
units).
Motion Carried Unanimously
Motion: R20-122
1425 Nalabila Boulevard
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POLICY-PROCEDURE MANUAL
TITLE: REDEVELOPMENT OF MANUFACTURED HOME PARK POLICY
Page 1 of 2
PREPARED BY:

DATE OF ISSUE OR REVISION

AUTHORIZED BY:

D. Martin
M. Williams
G. Sewell

19 November 2015
Council

28 August 2018

The purpose of this policy is to provide a consistent process for evaluating applications for
redevelopment of a ‘manufactured home park’.
The following guidelines will be considered by Council, and are without prejudice to Council’s
power as approving authority to approve, or not approve, zoning amendment and development
and development variance permit(s), subject to terms and conditions. Council will judge each
application on its merit.
Communication of Plan for Redevelopment
1. All Tenants affected by any proposed manufactured home park redevelopment should be
advised by the owner one month (or more) before application submission, that an application
for a manufactured home site redevelopment will be made, and the owner should subsequently
provide each Tenant with a notification letter ten days before the matter goes to Council. This
Notice should include the date, time, and location of the Council meeting, and inform the
Tenant of their right to address Council.
2. Notice should provide a general outline of the approval process, the requirements under
provincial laws, the District’s preference that a Relocation Assistance Plan be approved by the
District, the general timing of items covered by the Relocation Assistance Plan, and a general
idea of timing of the process.
3. Tenants moving into the park subsequent to the development application date shall be advised
by the development applicant, in writing, of the pending development application.
Relocation Assistance Plan
4. Prior to final consideration of a zoning application, the Proponent should submit a detailed
Relocation Assistance Plan for the relocation and/or compensation of park tenants that
addresses individual tenant needs and means of implementing this Plan.
It is recommended that the Applicant provide the District with the terms of compensation
offered to each tenant, indicating those tenants who have accepted the terms offered and those
still in negotiation. The Applicant should make best effort to demonstrate that each Tenant
accepts the Relocation Assistance Plan, but the District may acknowledge that a reasonable
proposal has been offered by the Applicant.
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Relocation Assistance Plan, cont’d
The Detailed Relocation Assistance Plan for each Tenant may include components of the
following Table. Compensation can vary to reflect tenant needs.
Payment Options
Payment under the BC Manufactured Home Park Tenancy Act or subsequent legislation
Relocation Assistance
Information on Kitimat housing options; other manufactured home parks; moving companies; timing; and
government regulations for moving a manufactured home
If Redevelopment Includes Market Housing
180-day right of first refusal for new unit purchase
(see 5 for details)

OR

Guaranteed affordable rent in any new rental building
located on site of former manufactured home park,
secured by Housing Agreement (if tenant is not
relocating home)

Others
Extended free pad rental pending relocation of tenant (ending on last day of notice period)

5.

Should Applicant be proposing residential development, Applicant shall provide existing
tenants with a 180-day right of first refusal to purchase before giving notice to tenants that
they must end their tenancy agreement. A right of first refusal means that a manufactured
home park tenant would have the first opportunity to purchase a new residential unit at fair
market value, based on an independent third party appraisal, less customary commission
payable by the developer.

6.

The District may request adequate assurance, either way of a financial or legal undertaking
(e.g., letter of credit or performance bond, or a similar alternative) that the Relocation
Assistance Plan will be implemented.

Notice to End Residential Tenancy
7. Applicant shall provide existing tenants with notification to end a residential tenancy as
required by the Manufactured Home Park Tenancy Act and Regulations, such notice not
being less than two years from date of development application to the District of Kitimat.
Data Collection
8. Applicant should submit to District detailed information on the subject property, including:
a. Number of manufactured homes certified for relocation and their physical condition;
b. Number of manufactured homes that are not certified for relocation;
c. Current rental rate for each manufactured home pad;
d. Terms of the current rental agreements in place; and
e. Current assessed value of each manufactured home.
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DRAFT Tenant Protection and Relocation Policy
Applicability
This Policy will apply to all rezoning applications involving purpose-built rental buildings
containing three or more units.
Exemptions
This Policy does not apply to secondary rental stock, including secondary suites, laneway
homes, individually rented condo units etc.
Tenant Relocation
In considering the application of this Tenant Protection and Relocation Policy, the District shall
seek to:
1) ensure applicants provide a Tenant Relocation Plan when tenants in existing residential
rental housing units will be displaced when the work typically results in the entire
building, or part of the building, being demolished or emptied. At a minimum, the Tenant
Relocation Plan must include:
a) financial compensation provided based on length of tenancy:
• 4 months’ rent for tenancies up to 5 years;
• 5 months’ rent for tenancies between 5 to 10 years;
• 6 months’ rent for tenancies over 10 years;
• This can take the form of free rent, a lump sum payment or a combination of both.
b) a minimum of 2 months’ notice to end tenancies after demolition permit is issued;
c) there should be a primary point of contact identified to lead early and ongoing
communication with tenants, including information about proposed project, timeline and
status updates;
d) for tenants requesting assistance finding new accommodations:
• three options should be offered that are comparable in unit type, unless otherwise
agreed to;
• all options should be in Kitimat where possible;
• the rent for all options shall be at similar levels of the current rented units; and
• where possible, options should be tailored to the tenant’s needs (e.g. pet-friendly,
accessible, smoke-free, etc.).
e) in cases involving vulnerable tenants (e.g. seniors, persons with disabilities, tenants
with low income, mental health issues, etc)., applicants are encouraged to provide
additional support such as partnering with health organizations and other non-profit
services and are required to provide an additional two (2) months of rent, no matter
the tenancy length.
f)

Arrangement for an insured moving company, or a flat rate payout for moving
17
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expenses as follows:
• $750 for bachelor and 1-bedroom households; and
• $1,000 for two- or more bedroom households.
g) Right of first refusal for existing tenants to move back into the new building with a
20% discount off starting market rents.
• For projects that propose new secured market rental housing, the new secured
market rental housing units or replacement rental units will be secured for a term
of 60 years or life of the building, whichever is greater, through legal agreements,
or any other legal mechanism deemed necessary by the Director of Planning;
• For projects that propose new social housing, or where rental units are replaced
with social housing, tenants will be offered right of first refusal, provided they meet
the eligibility requirements for the new social housing unit.
2) Require a Final Tenant Relocation Report Prior to the issuance of the demolition permit,
which includes:
a) names of the tenants;
b) outcome of their search for alternate accommodation;
c) a summary of the monetary value given to each tenant (e.g. moving costs, rent, etc.);
d) identification of a Relocation Coordinator; and
e) communication strategy.
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Table of Questions for Policy Discussion

Section

Policy Option
When would it apply

Reasoning
Determine when the policy would
apply in different contexts.

Number of units for
it to apply

To avoid capturing small rentals
such as someone renting out their
basement suite
To compensate those that may be
'ousted'

Discussion
Should it be expanded to any time rental units are being proposed to be rezoned
and removed from the market?
Should it be expanded to demolition of rental units and/or major renovations?
Multi-family defined in Kitimat Municipal Code as 3 units or more. Victoria uses a
standard of five units or more. What is an appropriate level for this policy to
trigger?
Is this level appropriate? Too much? Not enough?

a)

Financial
Compensation

b)

Minimum notice

To give a minimum timeline for
tenants

2 months is after demolition permit. This should be supplemented with 'early and
ongoing communication'

c)

Primary Contact

To give a tenant someone to discuss
issues with

What is early and ongoing?

d)

Assistance finding
new
accommodations

To help tenants locate suitable
housing

Difficulty finding similar housing may be an issue with this. The vagueness is also
an issue - how to determine if its of similar type

e)

Vulnerable Tenants
Additional Payment

To compensate vulnerable tenants
at a higher level

What is vulnerable? What is the objective measure?

f)

Moving Costs

To mitigate out of pocket expenses
to move

What if the tenant is leaving town?

g)

Right of First Refusal
on new units

To allow tenants to reintegrate into
their current neighbourhoods,
communities, and familiar
surroundings
Understanding total costs

Is 20% an appropriate level? To high? To low? How is this administered?

Total Cost

Is the total cost appropriate? Would it discourage redevelopment? Does it strike
the right balance?
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Other Points

What other aspects of Tenant Relocation Policy are not being captured? What is
the administrative burden? How are these enforced?
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HOUSING COMMITTEE REPORT
Date:

May 26, 2022

File:

7.19.2

To:

Michelle Martins, Chair, Housing Committee

From:

Warren Waycheshen, CAO

Re:

Proposed change to allow the Affordable Housing Fund to
finance operational expenses

Recommendation:
The Housing Committee reviews some proposed options for amending the Affordable Housing
Fund to finance operational expenses, a recommendation made by the Housing Action Plan and
Needs Assessment study. Through discussion, it is expected that there be some consensus on
appropriate sections of the policy. Staff will provide details to Council for them to consider during
the creation of a final policy.
Recommended Motion:
THAT the Committee recommends to Council the following amendments to the Affordable
Housing Fund policy:
(to be determined from discussion)
Background:
The District of Kitimat undertook a Housing Action Plan and Needs Assessment (HAPNA). One
recommendation (#6) was “Change bylaw to allow Affordable Housing Fund to finance operationrelated expenditures”. (Attachment A)
Staff have attached the current policy in regards to funding for Affordable Housing Projects
(Attachment B).
Staff have developed a draft of what this policy may look like in reflection of financing operational
expenses (Attachment C). This is not a final document but is intended to help form the basis for a
discussion by the Housing Committee.
This working copy attempts to split the current policy into two streams of funding, First Stream –
Projects; and Second Stream – Operational Funds
Limitations of the Funding
The largest limitation for funding of operational related expenditures is that there is not an
expectation that the fund will be replenished on an ongoing basis. This would mean any funding is
due to decrease the current pot of money. Unlike capital costs that are financed under the existing
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policy, operational costs are ongoing. This also means projects may be able to access the fund
for construction and again for operating expenses.
Finally, this type of policy is unique – staff have not found a comparable type of funding
mechanism. Most operational funding grants come from BC Housing. Richmond was listed as a
municipality that did something similar, but under further research staff have found that their
funding is directed at operational funding to the municipality as it runs affordable housing
programs. The funding is not provided to third parties. Also, the funding is replenished through
fees charged in the building permit process, in comparison to the District’s fund, which receives
cash when camps are developed, meaning ongoing contributions are not certain.
Council request for discussion
Council has some policy choices to make relating to this fund. Below is a summary of the
discussion that Council wishes to receive from the committee:
Summary of Policy Choices
Who does it apply to? Non-profit entities only?
What is the limit of funds? Is the proposed $30-$50,000 a year an appropriate level?
Is a 5-year term of funding appropriate? What are the drawbacks if not?
How often should this funding be released? Quarterly? Up front? Reimbursement?
What types of funding should be provided? Small capital/wages/programming?
Alternative Options:
1. Another option as developed through discussion of the Housing Committee.

Submitted by:
Warren Waycheshen,
Chief Administrative Officer
Attachments:

Attachment A: HAPNA Action #6 excerpt
Attachment B: Current Affordable Housing Initiatives Policy
Attachment C: Draft amended Affordable Housing Initiatives and Operational Fund A-13
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Attachment A

3. Financial Measures
Affordable housing relies on partnerships, commitment, and financial resources. While
partnerships and funding from BC Housing and other levels of government are important, the
District can also strategically allocate funding toward important housing initiatives.
ACTION #6

Change bylaw to allow Affordable Housing Fund to finance operations-related
expenditures.
Currently, DOK operates an Affordable Housing Fund which provides funding related to capital
costs associated with construction of affordable or accessible housing. Grants are available to
fund up to one-third of project value, or $500,000, whichever is greater. During consultation
with social service providers, feedback received indicated organizations are struggling to
finance daily operations. Expansion to eligibility criteria for the Affordable Housing Fund may
help non-profit housing providers to meet operational needs.

a. Explore the financial feasibility of providing operations-specific funding to non-profit
housing providers. Determine if offering specific operations funding is viable, given the
source and amount of revenue collected through the Affordable Housing Fund.
b. Conduct consultation with representatives of non-profit providers to determine the
extent of their needs and the funding framework that may support their services.
c. Pending community feedback and financial viability, consider changing the existing
Affordable Housing Fund bylaw to clarify eligible funding requests.

Example: Affordable Housing Operating Reserve Fund in Richmond
The City of Richmond was the first municipality in Metro Vancouver to introduce an
Affordable Housing Reserve Fund for the development of affordable housing units.
Since the mid-1990s., the fund has been used to create affordable housing units,
purchase land for affordable housing projects, and fund operations-related expenses.
As part of the cash-in-lieu contribution policy, cash contributions towards affordable
housing are collected through rezoning applications. Contributions are held in the
Affordable Housing Reserve Fund with 70% of the funds directed to capital-related
expenditures, and 30% allocated to operating-related expenditures.
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PREPARED BY:

DATE OF ISSUE OR REVISION:

AUTHORIZED BY:

G. Sewell/R. Beaudry/
M. Williams

25 February 2016
14 March 2016 (Revised Policy Title)

Council

The purpose of this policy is to provide a consistent and transparent process by which the
District of Kitimat may evaluate applications for grants from the Affordable Housing Fund. The
purpose of the Affordable Housing Fund is to increase affordable housing opportunities in
Kitimat including affordable ownership, rental and non-market housing units.
Affordable Housing Fund
Source of Funds
Money may be contributed to the Affordable Housing Fund from the following sources:
1. Contributions generated through density bonusing;
2. Municipal contributions; and
3. Donations to the District of Kitimat (District).
Eligibility
In order to be eligible for a grant from the Affordable Housing Fund, applicants must:
1. Be a public or non-profit organization, or a private entity involved in a public-private
partnership;
2. Indicate willingness to enter into a Housing Agreement with the District of Kitimat to
secure provision of affordable housing units for no less than 25 years; and
3. Complete an application form and provide the required documentation.
Allocation and Release of Funds
Applicants may apply for a grant from the Affordable Housing Fund to cover costs associated
with one or more of the following:
1.
2.
3.
4.

Land acquisition;
Capital costs;
Planning approvals; and
Project design.
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Maximum funding is set at one third of total project value or $500,000, whichever is less, subject
to fund availability. The District will release funds to a successful applicant on the following
basis:
1. 5% following decision by Council to award funds. The intent of these initial funds is to
help cover a portion of the costs of project start-up, including but not limited to design
and planning approvals. 1
2. 20% upon issuance of a development permit and establishment of a Housing
Agreement.
3. 50% upon receipt of proof from a qualified professional confirming the improvements are
at 75% complete.
4. 25% upon project completion and issuance of an Occupancy Permit.
If construction of a funded project has not commenced within two years of the release of the
20% installment, the District may cancel the grant and withhold the remaining funds.
Application Process
1. Applicants must complete and submit an application form to the Community Planning &
Development Department. The following documentation must be included with a
completed application:
a. Description of how the proposed project will help address housing affordability in
Kitimat. Applicants may reference Kitimat Housing Action Plan and Official
Community Plan.
b. Concept drawings of the proposed building(s);
c. Business case and/or development pro forma indicating project feasibility;
d. Long-term financial plan for building operation;
e. Proof of financial resources, in-kind contribution commitments and grants; and
f. Letter and any attachments needed to address evaluation criteria.
2. Community Planning & Development staff will review the application, flag any
deficiencies and work with the applicant to complete the application. Once the
application is complete, staff will inform Council of the receipt of the application and
conduct an internal review with other departments.
3. Staff will refer application to the Housing Committee. Housing Committee members will
review and discuss the application and provide a resolution or recommendation to
Council.
4. Staff will evaluate the application based on the evaluation criteria and prepare a report to
Council. The report will provide a summary of Housing Committee comments and
recommendations/resolutions, describe how the project fits with the evaluation criteria
and provide a recommendation.
Council will receive the staff report, consider the application and determine the amount of grant
funds to be awarded to the applicant, if any. The amount of grant funding to be awarded will not
exceed a maximum of one third of project value or $500,000, as established by this policy.
To maximize grant utilization, proponents are urged to seek alternative sources of funding. At this time, CMHC offers seed funding
25
to assist with start-up costs.
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Evaluation Criteria

The following criteria will be used to evaluate applications for grant funding. The criteria are not
in any particular order.
1. Proponent Information
a. Applicant’s reputation and experience (locally and elsewhere)
b. Development team reputation and experience (locally and elsewhere)
2. Site Attributes
a. Proximity to services
b. Transit accessibility
c. Neighborhood compatibility
d. OCP land use designation
3. Development Concept
a. Type and number of affordable housing units
b. Provision of amenity space for tenants (indoor and outdoor)
c. Inclusion of accessible features for people with disabilities
d. Design and quality of building
4. Financial Capacity
a. Business case or pro forma to undertake development
b. Proof of financial resources, in-kind contribution commitments and grants
c. Long-term financial plan for building operation
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PREPARED BY:

AUTHORIZED BY:
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DATE OF ISSUE OR REVISION:

Council

25 February 2016
14 March 2016 (Revised Policy Title)

The purpose of this policy is to provide a consistent and transparent process by which the
District of Kitimat may evaluate applications for grants from the Affordable Housing Initiatives
and Operational Fund (AHIOF). The purpose of the AHIOF is to increase affordable housing
opportunities in Kitimat including affordable ownership, rental and non-market housing units.
Affordable Housing Initiatives and Operational Fund
Source of Funds
Money may be contributed to the AHIOF from the following sources:
1. Contributions generated through density bonusing;
2. Municipal contributions; and
3. Donations to the District of Kitimat (District).
Eligibility
First Stream – Projects
In order to be eligible for a grant from the AHIOF, Projects Stream, applicants must:
1. Be a public or non-profit organization, or a private entity involved in a public-private
partnership;
2. Indicate willingness to enter into a Housing Agreement with the District of Kitimat to
secure provision of affordable housing units for no less than 25 years; and
3. Complete an application form and provide the required documentation.
Allocation and Release of Funds
Applicants may apply for a grant from the AHIOF, Projects Stream, to cover costs associated
with one or more of the following:
1.
2.
3.
4.

Land acquisition;
Capital costs;
Planning approvals; and
Project design.
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Maximum funding is set at one third of total project value or $500,000, whichever is less,
subject to fund availability. The District will release funds to a successful applicant on the
following basis:
1. 5% following decision by Council to award funds. The intent of these initial funds is to
help cover a portion of the costs of project start-up, including but not limited to design
and planning approvals.1
2. 20% upon issuance of a development permit and establishment of a Housing
Agreement.
3. 50% upon receipt of proof from a qualified professional confirming the improvements
are at 75% complete.
4. 25% upon project completion and issuance of an Occupancy Permit.
If construction of a funded project has not commenced within two years of the release of the
20% installment, the District may cancel the grant and withhold the remaining funds.
Application Process
1. Applicants must complete and submit an application form to the Community Planning &
Development Department. The following documentation must be included with a
completed application:
a. Description of how the proposed project will help address housing affordability in
Kitimat. Applicants may reference Kitimat Housing Action Plan and Official
Community Plan.
b. Concept drawings of the proposed building(s);
c. Business case and/or development pro forma indicating project feasibility;
d. Long-term financial plan for building operation;
e. Proof of financial resources, in-kind contribution commitments and grants; and
f. Letter and any attachments needed to address evaluation criteria.
2. Community Planning & Development staff will review the application, flag any
deficiencies and work with the applicant to complete the application. Once the
application is complete, staff will inform Council of the receipt of the application and
conduct an internal review with other departments.
3. Staff will refer application to the Housing Committee. Housing Committee members will
review and discuss the application and provide a resolution or recommendation to
Council.
4. Staff will evaluate the application based on the evaluation criteria and prepare a report
to Council. The report will provide a summary of Housing Committee comments and
recommendations/resolutions, describe how the project fits with the evaluation criteria
and provide a recommendation.
Council will receive the staff report, consider the application and determine the amount of grant
funds to be awarded to the applicant, if any. The amount of grant funding to be awarded will not
exceed a maximum of one third of project value or $500,000, as established by this policy.

To maximize grant utilization, proponents are urged to seek alternative sources of funding. At this time, CMHC offers seed funding
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Evaluation Criteria

The following criteria will be used to evaluate applications for grant funding. The criteria are not
in any particular order.
1. Proponent Information
a. Applicant’s reputation and experience (locally and elsewhere)
b. Development team reputation and experience (locally and elsewhere)
2. Site Attributes
a. Proximity to services
b. Transit accessibility
c. Neighborhood compatibility
d. OCP land use designation
3. Development Concept
a. Type and number of affordable housing units
b. Provision of amenity space for tenants (indoor and outdoor)
c. Inclusion of accessible features for people with disabilities
d. Design and quality of building
4. Financial Capacity
a. Business case or pro forma to undertake development
b. Proof of financial resources, in-kind contribution commitments and grants
c. Long-term financial plan for building operation

Second Stream – Operational Funds
In order to be eligible for a grant from the AHIOF, Operations Stream, applicants must:
1. Be a public or non-profit organization, or a private entity involved in a public-private
partnership;
2. Complete an application form and provide the required documentation.
Allocation and Release of Funds
Applicants may apply for a grant from the AHIOF to cover costs associated with Operational
Costs as defined in Appendix A;
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Maximum funding is set at 50% of total eligible expenses or $30,000, whichever is less,
subject to fund availability. The District will release funds to a successful applicant on the
following basis:
1. Quarterly release with required reporting annually.
If reporting in the opinion of the District is not adequately provided, the District may cancel future
grant and refuse grants to the organization in the future.
Application Process - Initially
1. Applicants must complete and submit an application form to the Community Planning &
Development Department. The following documentation must be included with a
completed application:
a. Description of how the program helps address housing affordability inKitimat.
Applicants may reference Kitimat Housing Action Plan and Official Community
Plan.
b. Business plan and current annual Program Budget;
c. Long-term financial plan for program operation;
d. Proof of financial resources, in-kind contribution commitments and grants to
operate programs; and
e. Letter and any attachments needed to address evaluation criteria.
2. Community Planning & Development staff will review the application, flag any
deficiencies and work with the applicant to complete the application. Once the
application is complete, staff will inform Council of the receipt of the application and
conduct an internal review with other departments.
3. Staff will refer application to the Housing Committee. Housing Committee members will
review and discuss the application and provide a resolution or recommendation to
Council.
4. Staff will evaluate the application based on the evaluation criteria and prepare a report
to Council. The report will provide a summary of Housing Committee comments and
recommendations/resolutions, describe how the project fits with the evaluation criteria
and provide a recommendation.
Council will receive the staff report, consider the application and determine the amount of grant
funds to be awarded to the applicant, if any. The amount of grant funding to be awarded will not
exceed a maximum of 50% of projected eligible expenses or $30,000, as established by this
policy.
Subsequent requests for funding associated with the same program will require previous years
reporting to show meeting of conditions. The intent of the fund is to provide stability in funding, and
not subject programs to volatile funding year after year.
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Evaluation Criteria

The following criteria will be used to evaluate applications for grant funding. The criteria are not
in any particular order.
1. Proponent Information
a. Applicant’s reputation and experience (locally and elsewhere)
b. Operational team reputation and experience (locally and elsewhere)
2. Program Attributes
a. Services provided that support the District of Kitimat HAPNA
b. Proposed or current usage statistics accessibility
3. Financial Capacity
a. Business case or pro forma to undertake or operate program
b. Proof of financial resources, in-kind contribution commitments and grants
c. Long-term financial plan for program operation
APPENDIX A
Eligible Operating Expenses:
Insurance: Annual insurance premiums and deductibles for claims.
Mortgage (debt and interest): Annual costs for servicing the mortgage and interest.
Utilities: for expenses including water, sewer, refuse collection, natural gas, electricity, phone,
internet/TV.
Accounting and legal: fees paid to an accountant or attorney for work performed on behalf of the
property or Board of Directors.
Maintenance and repairs for property and snow removal: This does not include major renovation
items, but does include regular maintenance items.
Management: This includes the costs paid for professional management of the property.
Staff expenses: Wages, benefits and/or contracts for employees or contractors working on the
property or with the tenants.

31

32

E

O

Date:

May 30, 2022

File:

7.19.2

To:

Michelle Martins, Chair of Housing Committee

From:

Warren Waycheshen, CAO, District of Kitimat

Re:

Housing Committee Membership

As in the attached Terms of Reference, the Housing Committee is directed by Council to: assess the
need(s) for housing residents of the District of Kitimat; identify a comprehensive approach to addressing
those needs; advise Council accordingly; promote the development of affordable, social or supportive
housing for seniors, persons with low incomes, persons with disabilities, and identified target groups; and
support the work of local non-profit housing societies.
Membership of the Housing Committee is set out on page 2 of the attached Terms of Reference.
At the June 9, meeting it is proposed a discussion be held on the composition of the membership and
whether any changes should be considered.
Respectfully submitted,
Warren Waycheshen
Chief Administrative Officer
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Expiration Date: 31 March 2021

DISTRICT OF KITIMAT HOUSING COMMITTEE
Terms of Reference
Mandate
The Housing Committee is directed by Council to: assess the need(s) for housing residents
of the District of Kitimat; identify a comprehensive approach to addressing those needs;
advise Council accordingly; promote the development of affordable, social, or supportive
housing for seniors, persons with low incomes, persons with disabilities, and identified target
groups; and support the work of local non-profit housing societies.
Scope of Work
The Housing Committee may undertake the following:
•

Propose projects and investigations that Council may consider undertaking to support
Kitimat’s housing market.

•

Facilitate opportunities for public, industry, business, interest group and individual input
regarding need for and provision of affordable and accessible (market and non-market)
housing.

•

Facilitate cooperative, interagency implementation of recommended high-value
accessible housing strategies.

•

Advocate for and support periodic updates of Comprehensive Housing Needs
Assessment (2012) and District of Kitimat Housing Action Plan (2015).

•

Support the work of local non-profit housing societies developing and operating
affordable, social, or supportive housing.

The Housing Committee may also undertake additional work as directed by Council,
including:
•

Investigate and report on:
o
o
o

o

Need for affordable, accessible and social (market and non-market) housing in
Kitimat;
Provision of affordable and social housing (market and non-market) in Kitimat;
Respective roles and responsibilities of all levels of government (Federal,
Provincial, First Nations, Municipal and Regional) and community
agencies/organizations with respect to providing accessible, affordable social
housing;
Range of practical and successfully operating examples of both market and nonmarket housing development in comparable BC and Canadian municipalities,
and how such models may be applied to the Kitimat market; and
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Scope of Work, cont’d
o

Existing resources (funds, materials, lands, expertise) available to support,
assist, supplement or provide housing.

•

Hold direct discussions with appropriate representatives of all levels of government,
agencies and community-based service organizations to explore, define and report on
practical, timely mobilization of resources to provide housing.

•

Make recommendations on housing matters for Council’s consideration for the annual
budget, Five Year Capital Plan, Official Community Plan, other housing policy
documents and/or housing development applications.

Membership
Mayor and Council will determine appointment of Committee Members. One member shall
be appointed from each of the following agencies or stakeholder groups:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Advisory Commission for Persons with Disabilities;
Child Development Centre;
Haisla Elders or Haisla First Nation;
Haisla Health;
Kitimat Chamber of Commerce;
Kitimat Community Services Society;
Kitimat Council;
Kitimat Housing Resource Project;
Kitimat Ministerial Association;
Multi-Family Landlords
Mental Health and Addiction Advisory Committee;
Northern Health;
Snowflake Senior’s Centre;
Tamitik Status of Women; and
All local Non-Profit Housing Societies (e.g., Delta King Place, Kiwanis Village and
Mountainview).

Council, in consultation with the Committee, may appoint additional members who provide
specific expertise in housing development, building, or finance.
Subcommittees may be formed at the discretion of the Chair. A member of the subcommittee
will provide periodic updates to the Housing Committee, as needed or requested by the
Chair.
Reporting
The Committee may report to Council on such matters contained in the Scope of Work as the
Committee may deem expedient or as Council may request.
Housing data and reports may be delivered to Kitimat Council, and may be shared with
member agencies, the Kitimat Interagency Committee, and consultants or others engaged in
social impact assessment for projects in Kitimat or the Kitimat region before public release.
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Budget
The Housing Committee will receive administrative and technical support from the District of
Kitimat.
The Housing Committee may request financial support from Kitimat Council for an annual or
semi-annual community housing forum, dialogue or other information-sharing event.
Staff Support
The Director of the Community Planning & Development, or delegate, shall be initial point of
contact with the District of Kitimat. Other staff may be made available from time-to-time and
upon approval of the Chief Administrative Officer.
Definitions
Definitions of the terms accessible housing, affordable housing market, affordable housing,
market housing, non-market housing, supportive housing, and social housing as used by the
District of Kitimat Housing Committee will be based on CMHC definitions and Kitimat
Municipal Code.
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