INFORMATION REPORT

Subject: Jasper Community Housing Corporation (JCHC) Update
Prepared by: Mark Fercho, CAO and also JCHC Board Chair
Report history by: Leanne Pelletier, Payroll & Benefits Coordinator and also JCHC

Administrative Officer

Date: May 23, 2017

Recommendation:

1. This report is for Council information, and to initiate discussion on a possible
recommendation from Council to Parks Canada for a land release of Parcel GB.

Background (History):

The Jasper Community Housing Corporation (JCHC) was created in 2007 by Jasper
Municipal Council to oversee the creation, administration and management of residential housing
in Jasper. Jasper Community Housing Corporation Ltd. is a wholly owned subsidiary of the
Municipality. The delivery of housing solutions for Jasper’s residents and workforce will require a
coordinated effort from the Municipality of Jasper, Parks Canada, the Jasper Community Housing
Corporation, and a number of third party providers.

Much of the JCHC's early years were spent commissioning and studying development plans.
Success came in 2010 with the opening of MPL Place; a 42 bed, subsidized rent apartment
building aimed at seasonal workers in the tourism industry. Built in conjunction with Mountain
Park Lodges, it is an example of partnering for success. Mountain Park Lodges already owned the
land, and the Municipality was able to contribute to construction costs through applying for and
receiving a grant for affordable housing. Currently, the administration officer for the JCHC
approves all applicants for MPL Place to ensure that they meet the requirements as set out as a
condition of receiving the grant.

Then in 2014 Caribou Creek, a 64 unit housing cooperative, became another example of
successful partnering and facilitating for the JCHC, in this case partners took over this
development. The resulting units did not significantly change the municipal population between
the 2011 population of 4,432 to the 2016 population of 4,590, when considered along with all
development and change in Jasper for those 5 years. The development reduced the pressure on
rental accommodation temporarily, and improved the standard of living for the residents that
moved into a unit. The Municipality acted as a guarantor for the development by a third party.

Alpine Summit Lodge, a 36 bed senior’s lodge was a similar project facilitated by the JCHC.
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Another initiative undertaken by the JCHC in 2013 was community consultation. Two Community
Cafes were held, one for the general public and one for business owners focusing on staff
accommodation. These public forums were an opportunity for the Board to hear what residents
and business owners want and need, what they were willing to do to reach their housing goals,
to explain the role of the JCHC and dispel housing myths.

Time spent discussing Jasper’s housing issues with stakeholders, reviewing statistics and
engaging in community consultation have produced notable standards that the Board feels are
necessary for any new development. Parks Canada, the JCHC and developers will consider
certain cornerstones when planning or supporting new development; density, need, mixed use,
sustainability, and affordability. Participation in our community cafes would indicated that there is
a desire for staff housing, small rental units (one tenant), special needs housing, affordable
family homes (co-op model) and seniors housing. Mixed use housing has been discussed, and the
Board recognizes the positive impacts this can have on a community. A development that has
rental units, market price units, affordable units and welcomes all ages and family mixes creates
neighborhoods. Segregating groups can create a “ghetto” effect.

Information Report (JCHC Current Activities):

The Housing Corporation is working on a three point strategy to develop housing:
o first, to move forward on development on specific lands under the JCHC leadership;
e second, by releasing other designated lands to private developers;
e and third, to promote residential unit development by the private sector in areas already
identified in past housing studies.

JCHC three point strateqy:

1. Move forward on development on specific lands under the JCHC leadership

In 2016 the JCHC determined that the housing studies, the continued tight vacancy rate and the
vocal business community complaints on staff housing shortages beginning to affect the business’
ability to operate in Jasper required specific and focussed action. In addition, seniors were
becoming more vocal on the lack of “downsizing” opportunities to stay in Jasper and sell their
homes. The JCHC determined that the next housing project would have two main objectives:

e Addressing the shortage of staff housing in our community is a high priority issue for the
Jasper business community. The intent of this new housing initiative is for the housing to
be owned or authorized for purchase and resale by Jasper businesses, rather than by
private residents, in order to address the specific need of businesses.

e Create smaller unit opportunities to allow seniors the opportunity to downsize and put
full-size homes on the market for new families. The JCHC may also work with existing
landowners for possible better locations in town on their lands also.

The JCHC created a two parcel of land project in 2016, (the Connaught site, and the Tonquin-
Turret site) that was intended to create new rental and for purchase housing units for
businesses, and also smaller unit opportunities for seniors.

The first step was to advertise the opportunity to participate in the planning process for
businesses and seniors. A list was created in 2016 with participants agreeing to help fund a
planning consultant, a competitive bid process was completed and a planning consultant
selected.
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JCHC Development Sites:

Originally two sites, Connaught and Tonquin-Turret were proposed. Due to Parks Canada’s
operational needs in managing the many capital projects throughout the national park, the
Tonquin/Turret site advertised in JCHC ads is now a future project as there is too much
uncertainty on timelines for Parks relocation of staff living on-site and in removal of existing
housing, therefore is not available for redevelopment at this time. This site will be revisited in the
future and not in the current plan.

There are now three sites for development: Phase 1: Connaught site, Bear Hill site and Phase 2:
the current RCMP site. The first two are currently not occupied which would allow for faster
development. The third, RCMP site, would be developed once the new RCMP station was built
and the old RCMP station was removed, but planning could be completed on this site with other
two sites to be “shelf ready” to go once they do move.

The three JCHC development sites as a focus for 2017 are:

Phase 1: Connaught Site and Bear Hill Lodge Site

Phase 2: Current RCMP Site

Director CAO Agenda Item



2. Releasing other designated lands to private developers for residential development

In this strategy, the JCHC would ask Council to support a request for parcel GB to be released by
Parks Canada. Parks Canada would determine the release options. Private developers could then
submit development proposals to Parks Canada. There would be no ownership or management of
units by the JCHC upon completion, this site would be fully released to the private sector for
planning, development and sales.

The JCHC and Council could be very specific on development requirements. This could ensure
development meets stated needs as determined by Council, however many added constraints
could slow down development or result in less interest. At minimum, parcel GB could be released
with its current zoning, R3b Multi-Dwelling, which is already sets the site for high density
development (minimum 37 units per hecare), along with the new development near rail
guidelines, and the architectural motif from Parks Canada.

This section requires some discussion at Council on May 23™ as Committee of the Whole, prior to
Administration returning to Council with a Request for Decision, if so directed by Council. The
JCHC Board message to Council is one of support for the release of this parcel, however, also
careful consideration to ensure the little land available in Jasper for development and its value is
protected for our future by ensuring this parcel has its residential development capacity
maximized. Perhaps with a requirement for an apartment style development, and
recommendations on units from micro-units for individuals to family size units mixed.

Propose release of Parcel GB.

FYI parcel GB is adjacent to the

proposed mountain bike park on Parcel
GA. These are NOT the same parcels.
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3. Promote residential unit development by the private sector in areas already
identified in past housing studies

The third strategy focuses on infill sites, sites identified in the 2002 housing plan and housing
development opportunities identified in the Jasper Community Sustainability Plan. The JCHC
would like to highlight existing opportunities, and promote private initiatives. There are
opportunities for the business community to negotiate with the existing land owners for creating
mutually beneficial developments in Jasper on sites that exist today. This could be the quickest
path to new staff housing development through private businesses working together.

The sites the JCHC Board would like to promote to encourage discussion between the landowners
and the business community that were identified in the past studies are:

e Parcel CU on Patricia Street Near Ash Street (Patricia Walkups lot), potential for
6-10 apartments
Patricia Place infill, potential for 6-10 town homes
Aspen Gardens infill, potential for 14-18 townhouses
Cavell Court infill, potential for 25-30 apartments
Second floor development in the C1 District (installing residential units above
downtown businesses) potential for 70-80 apartments.

JCHC Internal Operational Changes Update:

The JCHC Board will invite the Jasper Park Chamber of Commerce to a “business liaison seat”
that is intended to be created on the Jasper Community Housing Corporation Board, this would
be for a non-voting seat (similar to the JCHC “parks liaison seat” Parks Canada holds).

The JCHC Board reviewed the operational model of the Banff Housing Corp. for possible similar
focus by the JCHC given their recent successes. The JCHC has worked with a few different
approaches, the latest where the development and management is handed off to the private
sector as the JCHC did with Caribou creek, to a more hands on approach, where the final product
would be retained and managed by the JCHC similar to MPL Place is managed today.

Banff moved towards planning the sites and development concept designs, then contracting the
detailed designs and development rather than managing this part themselves, then Banff directly
controls property management for both rental and sales models. This model has the potential for
accessing affordable housing grant funding as has been proven with past successes, as Banff was
just successful in this model for $12M of a $24M affordable housing project, and Jasper was
successful in the past grant funding that supported MPL Place development using this model. The
JCHC Board will work toward this model in the proposed development.

The Board discussed the role of a working group within the structure of the JCHC as is currently
within the JCHC policies, to also match more closely what the Banff Housing Corporation has
been following. The Board would act as a steering group, with the working group of members
having specific technical expertise completing the action items.

Next Steps:

Conversation with Council on release of Parcel GB, and information required by Council regarding
this possible decision is requested. Restart the planning of the three JCHC sites.

Attachments:
e Parcels GA, GB and GC Overview Map
e JCHC Lot Maps (3): Buildout Unit Number Estimates by Zoning
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