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THE CHALLENGE:

1) Does Ottawa have the right 
strategy and programs in place to 
address affordability?

2) What are provincial/territorial 
preferences on how to 
leverage federal funding?

3) What can the federal government 
accomplish over the next 12-15 
months?

DESIGNING A FEDERAL MIDDLE-CLASS 
STRATEGY ON AFFORDABLE HOUSING

Target Young Families in
Large Urban Centers



VISION:
A MODERN STRATEGY FOR MODERN FAMILIES

Support the 
development 
of affordable 

housiing

Strengthen 
community-based 

partnerships

Infuse capital 
through portfolio-
based applications

Align with transit 
and climate goals
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AFFORDABLE HOUSING IS A SHARED JURISDICTION

Federal Government of 
Canada:

Demand-side levers (ex. 
homeownership)

Taxation and Transfer 
Payments

Delivery of the National 
Housing Strategy

Shared Government: 
Responsibilities:

Canada-Ontario Bilateral 
Agreement

Transit Funding

Climate Change and 
Infrastructure

Provincial and Municipal 
Governments:
Land Planning and 

Approvals

Social Housing and 
Delivery of Subsidies

Landlord and Tenant 
Relations

1) Do we have the right strategy?



IS THE FEDERAL STRATEGY ON 
AFFORDABLE HOUSING APPROPRIATE IN ONTARIO?

1) Do we have the right strategy?

$40-billion plan to help ensure that Canadians 
have access to housing that meets their needs 

and that they can afford”
Success:

Flexible governance 
models via bilateral 

agreements

Challenge:
Getting money out 

the door

Implementing the National 
Housing Strategy$11.7 billion in 

transfers to PTs

$6.8 billion for new 
construction and 
renovation

$2.0 billion in 
rent subsidies

$5.3 billion to 
support existing 

federal programs

$4.2 for federal 
community 

housing

The National Housing Strategy: 
a $40-billion plan to help ensure that Canadians have access to housing that meets their needs



FAMILIES ACCOUNT FOR A LARGE PORTION OF THOSE IN CORE 
HOUSING NEED IN ONTARIO

Living Arrangement Population in core 
housing need (#)

% living in core 
housing need

Spouses or common-law partners 477,500 8% 

Living alone 322,565 **26% 

Children in two-parent families 302,355 10% 

Children in single-parent families 281,350 ***30% 

Lone parents 167,885 **28% 

Non-family persons 39,810 12% 

Total living in households in 
core housing need 1,659,785 13% 

Canada Mortgage and Housing Corporation
February 2019

There are 1.66 million people in core 
housing need in Ontario

This represents 45% of all households 
in core need across Canada

2) Provincial / Territorial Preferences



THE COST OF RENTING HAS BECOME A SERIOUS PROBLEM

Less than 2% vacancy
Driving up monthly costs to record levels

~30% of renters in core housing need
Double the amount of those who own homes

2) Provincial / Territorial Preferences

Over 50% of people in core housing need are renters

Rental Affordability

Rising rents in cities province-wide
London, Toronto, Ottawa, and KW



SUPPLY IS NOT MEETING THE NEEDS OF YOUNG FAMILIES

Condo Apartments

44%
Ontario 10-year starts

72%
2018/19 Toronto starts

Not secure for families

Social Housing

20,000
units built since 1996

~185,000
people on waitlist

5 – 7 years
wait for multi-bedroom

Long-term Rental

9%
of all Ontario builds

80%
for 1- and 2-bedrooms

80%
of units built before 1980

2) Provincial / Territorial Preferences



DIFFICULT LIVING CHOICES FOR YOUNG FAMILIES ARE RESULTING 
IN NEGATIVE IMPACTS TO SOCIETY

Im
pa

ct Economy 
losing valuable 
talent

Increase in 
emissions

Lower 
quality of life 
for some

Disillusioned 
young 
Canadians

Young Families
Aged 20-40 in partnership 
with or without children; 

single parents

Option A
Stay in Urban Centre
• Social Housing
• Unsuitable Housing

Option B
Leave Urban Centre

• Long Commute
• Underemployment

47,838
Left Toronto 2019

~994,000
Core Housing Need

Single Parent
~168,000

Children
~584,000

Ages 20-29
5,589

Ages 30-40
9,163

Unprepared 
Regions

2) Provincial / Territorial Preferences



OPPORTUNITY TO SUPPORT ONTARIO TO BUILD MODERN 
COMMUNITIES THAT MEET THE NEEDS OF YOUNG FAMILIES

Aligned with transit and climate goalsAppropriate Spaces

Condos are not secure 
and lack suitable space

Purpose-built rental 
units

Diverse housing 
options: mid-rise, 

duplexes, fourplexes, 
etc.

Modern Preferences

Mobile, walkable 
lifestyles

Shorter commutes

Community interaction

2) Provincial / Territorial Preferences

$31.5B
Provincial Spending

over next decade

Achieve net zero 
emissions by 2050



FEDERAL HELP IS CRITICAL FOR AFFORDABLE HOUSING PROJECTS 
TO OBTAIN NECESSARY FUNDING

2) Provincial / Territorial Preferences

% of Core Housing Need for Households Across Ontario Municipalities

Ottawa
13%

Toronto
16%

Peterborough
22%

St. Catharine's
13%

London
17%

Windsor
13%

Sudbury
12%

Thunder Bay
12%



RESPONSES TO INCREASING THE SUPPLY OF 
AFFORDABLE UNITS IN ONTARIO

PROACTIVE 
COMMUNITY 
PARTNERSHIP

LANDLORD & 
DEVELOPER 

SUBSIDIZATION

REDUCE 
APPLICATION 

REQUIREMENTS 

High Structural Changes
Reform Capital Cost Allowance 

and GST/HST to reduce the 
operating/development costs of 
purpose-built rental properties.

Moderate Structural Changes
Pursue portfolio-based NHS 

agreements through proactive 
provincial-municipal collaboration.

Small Structural Changes
Reduce the stringency of the NHS 

eligibility requirements for both 
the minimum and maximum 

criteria.

3) What can Ottawa accomplish in 12-15 months?



RECOMMENDED OPTION:
PROACTIVE COMMUNITY PARTNERSHIP

A STRATEGY FOCUSING ON

Increasing available capital to high priority projects 

Selecting projects jointly to develop affordable 
purpose-built rental housing

Aligning housing development with provincial and 
municipal transit planning

BENEFITS

Accelerates flow of federal capital

Enhances availability of the most 
secure form of rental housing

Most suitable for young families

Improves access to transit and 
major employment centers

3) What can Ottawa accomplish in 12-15 months?



HOW DO WE GET THERE?

Create a joint 
partnership framework 
with the Government of 

Ontario to facilitate 
federal-municipal 
engagement for 

supporting housing and 
transit goals

Shift towards portfolio-
based applications, 
targeting already 

planned, high-priority 
rental projects along 
major transit lines

Increase minimum 
affordability 

requirements under the 
Co-Investment Fund and 

Rental Construction 
Financing Initiative

Use deficit in program spending to 
increase federal loans/contributions 

for municipalities and provinces

Provide federal surplus lands to 
densify and develop mixed-use 

communities

3) What can Ottawa accomplish in 12-15 months?



Reduction of 6,624 
metric tonnes of 

CO2 through 
increased public 
transit ridership

TANGIBLE OUTCOMES

Creation and 
repair/renewal of 

5040 suitable 
rental housing 

units

3) What can Ottawa accomplish in 12-15 months?

Better housing 
quality reduces 

incidences of illnesses

Boosts economic activity in 
neighborhoods, attracting future private 

capital investments

Better matching of skills with jobs by 
capitalizing on major employment centers

Reduction in time 
spent commuting 

increases time 
spent with family

Investments in higher 
quality homes 

produces better 
energy efficiency



OTHER CONSIDERED OPTIONS

Remove barriers in the NHS that are reducing 
incentives to apply for funding:

¡ Reduce the stringency of the eligibility requirements.

¡ Increase the proportion of projects that would meet 
CMHC’s minimal requirements.

¡ Increase the proportion of projects that qualify for the 
highest grant allocation.

Drawbacks

¡ Could compromise on federal policy priorities.

¡ Increases risks of supporting financially unviable projects.

¡ Disincentivizes innovation in development.

Reduce Application Requirements Landlord & Developer Subsidization

Reform tax treatment of purpose-built rental 
properties, creating new incentives:

¡ Increase the federal Capital Cost Allowance (CCA).

¡ Defer Capital Gains Tax and CCA on the sale of rental 
properties to non-profits.

¡ Remove or rebate GST/HST collected on the development 
cost of purpose-built rental housing.

Drawbacks

¡ Extremely costly for the federal government.

¡ Minimal impact on affordable rental housing supply and 
long-term affordability.

3) What can Ottawa accomplish in 12-15 months?



OPTIONS

DESIRED OUTCOMES

Accelerates Flow 
of Federal Capital

Achieves Affordability
Suitable for 

Young Families
Supports Government 

Priorities

REDUCE 
APPLICATION 

REQUIREMENTS 

PROACTIVE 
COMMUNITY 
PARTNERSHIP

DEVELOPER & 
LANDLORD 

SUBSIDIZATION

OPTIONS SUMMARY AND RATIONALE

3) What can Ottawa accomplish in 12-15 months?



RISKS MITIGATION

RISKS AND MITIGATION STRATEGY

3) What can Ottawa accomplish in 12-15 months?

Governmental Relations - Requires 
Provincial Partnership

Communicating our policy alignment to increase the supply 
of homes while, investing further in supplementary projects 
such as transit.

Time Meeting 15-Month Goal
Recommencing the Housing Innovation Fund and launching 
the Canada Housing Benefit while, working to expedite the 
application process for portfolio-based developments.

Expectations - Canadian Preferences 
for Single Family Homes

Emphasizing our strategy to develop affordable, transit 
orientated homes with secured long-term tenure



Coordinate Portfolio-Based Developments with Province and Municipalities

TIMING AND SEQUENCING

Recommence the Housing Innovation Fund

Reform and Streamline the NHS Funding Flows and Application Processes

Short-term 
(0-6 months)

Medium-term 
(7-12 months)

Long-term 
(12-15+ months)

3) What can Ottawa accomplish in 12-15 months?

Launch the Canada Housing Benefit

Build on Partnership with the Ontario Government



Community
Orientated

Expedited 
Process

Purpose Built

COMMUNICATION

Investing $3.75B into the NHS to build, repair and renew 5,040 affordable 
homes for young Canadian families

3) What can Ottawa accomplish in 12-15 months?

Better Faster Smarter



ADDRESSING 
THE HOUSING 
AFFORDABILITY 
CRISIS IN ONTARIO

INCREASES THE 
SUPPLY OF RENTALS

TARGETS FAMILIES IN 
CORE NEED OF 

HOUSING

ALIGNS WITH TRANSIT 
AND CLIMATE GOALS

OPTIMIZES 
EXISITING FUNDS
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DENSIFICATION OF STRATEGIC AREAS









PORTFOLIO BASED INVESTMENTS









“MISSING MIDDLE”



THE NATIONAL HOUSING STRATEGY







2012 2013 2014 2015 2016 2017
Ottawa-Gatineau 13.9 15 10.3 11.7 9.8 12.8
Kingston 13.4 17.5 18.7 11.9 17.2 11.6
Peterborough 26.5 20.1 21.8 16.6 F 21.9
Oshawa 10.6 13 15.4 11.2 13.6 11.2
Toronto 19.9 19.7 19.9 19.6 20.7 16.4
Hamilton 13.3 14.3 10.2 10.1 13.7 14.7
St. Catharine's-Niagara 9.5 15.5 17.9 10.6 17.9 13.4

Kitchener-Cambridge-Waterloo 15.2 9.4 14.8 10.0 12.7 9.0

Brantford 15.9 19.2 11.7 10.7 8.9 11.5
Guelph 12.9 F 8.8 10.3 12.9 10.7
London 19.2 14.3 11.8 13.6 16.1 17.1
Windsor 12.0 14.8 13.1 12.8 10.2 13.0
Barrie 11.7 F 13.1 F 8.9 10.5
Greater Sudbury 12.4 11.8 8.1 14.9 15.4 11.5
Thunder Bay 9.9 F 10.0 9.2 10.3 11.6

INCIDENCE OF URBAN HOUSEHOLDS IN CORE HOUSING NEED 
(%), 2012-2017



FEDERAL PROGRAM SPENDING ON HOUSING AFFORDABILITY

The National Housing 
Strategy is a $40-billion 
plan announced in 2017.

In reality, the Strategy 
committed to $16.1 
billion in new federal 
planned spending and 

depends on $11.7 billion 
in Provincial-Territorial 

cost matching.



THE RATIO OF HOME PRICES TO INCOME FOR YOUNG CANADIANS



RENTAL PRICES ACROSS CANADA



ONTARIO CITIES ACCOUNT FOR HALF OF FASTEST GROWING 
RENTAL MARKETS IN CANADA



SHARE OF RENTAL LISTINGS BY PROPERTY TYPE



PURPOSE-BUILT 
RENTAL UNITS 

ARE NOT 
BEING BUILT 

Since 1990, Ontario has built 1,075,779 units for 
homeownership; 410,562 condo; 143,091 purpose built rental

Homeowner
Dwelling Type

Rental
Condo

Rentals constituted less than 9% 
of all new units built since 1990

N
um

be
r 

of
 u

ni
ts

Dwelling completions Ontario

20171990
Year



HOUSING STARTS IN ONTARIO 2009-2019

Single Semi-
Detached

Row Apartment All Single Semi-
Detached

Row Apartment

2019 18,259 1,792 13,525 34,294 67,870 27% 3% 20% 51%

2018 21,537 2,378 11,584 40,457 75,956 28% 3% 15% 53%

2017 26,339 2,865 15,275 30,724 75,203 35% 4% 20% 41%

2016 27,191 2,280 11,605 30,787 71,863 38% 3% 16% 43%

2015 23,447 1,973 10,307 32,565 68,292 34% 3% 15% 48%

2014 21,352 2,571 9,548 22,691 56,162 38% 5% 17% 40%

2013 21,312 3,045 9,095 25,162 58,614 36% 5% 16% 43%

2012 23,580 3,255 10,514 37,065 74,414 32% 4% 14% 50%

2011 24,912 2,966 9,144 28,218 65,240 38% 5% 14% 43%

2010 25,551 2,813 10,075 18,665 57,104 45% 5% 18% 33%

2009 20,397 2,881 7,063 17,598 47,939 43% 6% 15% 37%

Average 10 Year 253,877 28,819 117,735 318,226 718,657 35% 4% 16% 44%



TORONTO HOUSING STARTS 2009-2019

Number %

Single Semi-Detached Row Apartment All Single Semi-
Detached

Row Apartment

2019 4,209 459 3,951 21,843 30,462 14% 2% 13% 72%

2018 6,405 926 4,137 29,639 41,107 16% 2% 10% 72%

2017 10,172 1,410 6,982 20,174 38,738 26% 4% 18% 52%

2016 11,884 898 4,925 21,320 39,027 30% 2% 13% 55%

2015 10,223 1,106 5,133 25,825 42,287 24% 3% 12% 61%

2014 8,830 1,530 3,861 14,708 28,929 31% 5% 13% 51%

2013 9,421 1,874 4,103 18,149 33,547 28% 6% 12% 54%

2012 10,699 2,253 5,536 29,617 48,105 22% 5% 12% 62%

2011 11,247 2,010 4,231 22,257 39,745 28% 5% 11% 56%

2010 9,936 1,654 4,365 13,240 29,195 34% 6% 15% 45%

2009 8,130 2,032 2,918 12,869 25,949 31% 8% 11% 50%

Average 10 Year 101,156 16,152 50,142 229,641 397,091 25% 4% 13% 58%



SOCIAL HOUSING STATISTICS

Wait time Wait List



MOVEMENT OUT OF TORONTO 2018/2019

Toronto Metro Area

Births 31,273 67,178

Deaths (19,119) (36,061)

Net Natural 12,154 31,117

Immigrants 50,724 105,591

Net non-permanent 19,547 7,941

Emigrants (7,622) (15,729)

Net International 62,649 97,803

Net Interprovincial 3,779 5,410

Net Intraprovincial (32,840) (47,838)

Net Within Canada -29,061 -42,428

Total 45,742 86,492



CARBON FOOTPRINT IN GREATER TORONTO AREA



TRANSPORTATION IS A SIGNIFICANT CONTRIBUTOR TO CANADA'S 
EMISSIONS



ONTARIO HAS A RELATIVELY LARGE UNDEREMPLOYMENT RATE

Average share of employed who are involuntary part-time workers



PROPORTION OF FOREIGN BUYERS



OUTCOMES, PROGRAM CHANGES AND COST STRUCTURE

¡ Co-Investment Fund Deficit (New Constructions + Repair and Renewal)

o Deficit: $2.64 billion/year.* 

o Increased spending could yield 5,866 new market units and 2,514 affordable 
units.

¡ Rental Construction Financing Initiative

o Deficit: $1.05 billion/year.* 

o Increased spending could yield 2,333 new market units and 1,000 affordable 
units.

¡ Housing Innovation Fund

o Deficit $52.35 million/year.*

o Increased spending targeting secondary suites could yield 952 new units.**

¡ Federal Lands Initiative

o Total of 5,900 surplus land across GTHA owned by federal, provincial and 
municipal governments.

o Successful examples to create mixed-use communities: Downsview Land and 
Waterbridge Village.

*Unit yield based on Altus Construction and Development Costs Guide 
for residential property in Canada using higher bound estimates that 
address “missing middle” gap and suitability needs.

**Unit yield based on secondary suite construction costs in 
Toronto by Altus Group and Ryerson Centre for Urban Research 
& Land Development. 




