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Problem Definition
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Lorem ipsum dolor sit amet, consectetur adipiscing elit. Duis sit 
amet odio vel purus bibendum luctus.
How can the federal government improve housing 
affordability for young working families in Census 
Metropolitan Areas (CMA’s)?

There is a supply shortage of acceptable housing 
for young working families in CMA’s, particularly 
Toronto

The Task

The Problem
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Intergovernmental Considerations
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Municipal Provincial/Territorial Federal

Zoning & Urban Planning Planning Act Funding

Property Tax Land Ownership 

Development Tax Transit



Policy Context

National Housing Strategy (NHS): 10 year, $40-billion plan

Canada-Ontario Bilateral Agreement: commitment to invest in social, community 
and designated-affordable housing 

Ontario’s Housing Supply Action Plan: promotes supply development and 
reducing red-tape
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Housing Affordability in Ontario

Acceptable housing must meet 
3 criteria: 

1. Adequate 

2. Suitable 

3. Affordable
→ Cost less than 30% of 
total before-tax income

Households that cannot access 
acceptable housing experience 
core housing need
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Average Number of Households in Core Housing Need in 
Canada, and CMA’s Exceeding the National Average 
(2016 Census)

GTA = 47.8% of Ontario’s population



“Policies that further stimulate demand, however, only push 
prices higher, and that makes the problem worse. Demand-
side support seems appealing, but it can be counter-
productive. [These policies] add to primary demand... and in 
the absence of a supply response...exacerbate inequality.”

- Evan Siddall, President and CEO of CMHC
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Insufficient Housing Supply in Toronto

● Projected population growth of 49.6% from 2018-2046 in the GTA

● Housing development is not keeping up with population growth
○ 9,000 units needed annually to reach market equilibrium
○ 350,000 new jobs but only 102,000 new homes

8Average Rental Vacancy Rates in Toronto, 2006-2018
Number of Rental Households and Primary 

Rental Units in Toronto, 2006-2016



Toronto’s Supply Gap

● Young families need units 
with more bedrooms

● 148,000 additional 
bedrooms needed to 
eliminate overcrowding in 
the rental market

● Developers are incentivized 
to build smaller units

○ 40% premium psf for 
1-bedroom units
(vs 3-bedroom)
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Risks of Inaction

● National Housing Strategy (NHS)

● Undermines trust in government

● Continued political pressure

● Exacerbation of problem through 
increasing demand and continued 
supply shortage
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Criteria For Success
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Complement 
Existing Policies

Support 
Densification

Timeline 
Feasibility

Increase 
Supply
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Our Options



National Housing Council Report on Supply

Direct the National Housing Council to study and make recommendations on:

1. Region-specific housing market supply issues

2. Options to increase housing supply based on regional needs

3. Provide report in 6 months to enable evidence-based decision-making on 
supply issues
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Option 1



Advantages Disadvantages

● Deliver on the NHS commitment to 
establish the council 

● Assessment and recommendations 
based on regional needs

● Leverage expertise in the housing 
community

● Risk of perceived inaction by the 
government

Option 1: Risk Assessment
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National Development Grant

● Up to $1-billion in grants to developers
● 2 years - new money
● Cover city development costs ($45,234 per unit in Toronto)

Grant Stipulations:
● Only 3+ bedroom units
● 50/50 between mid-rise and high-rise developments 
● Starting rent/selling price over the first 5 years cannot exceed 

150% of the average market price 

Option 2 Estimated impact: up to 22,000 units (28% increase)
Estimated cost: up to $1-billion over 2 years
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Option 2: Risk Assessment

Advantages Disadvantages

● Increases supply of 3+ bedroom 
housing for young working families

● Immediate incentive to developers 
to address supply

● Encourages densification

● Complements existing policies

● Potential public backlash if 
perceived as subsidizing 
developers

● Uncertain uptake



Investing in Development and Secondary Suites 
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Secondary Suites

Forgivable loans to 
build/renovate 

secondary suites

Option 2

Grant incentivizing 
the development of 
3+ bedroom units

Option 3: Our Recommendation



Secondary Suites: Investing in Creative Solutions 

Secondary Suite: a separate, self-contained 
living area within a private dwelling or on 
private property

● Administered through the City of Toronto

● Up to $50,000 forgivable loan per project

● Suites must be rented at average market 
price
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Estimated impact: up to 2,500 secondary suite projects
Estimated cost: up to $125-million over 2 years
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Secondary Suites: Risk Assessment

Advantages Disadvantages

● Short-run supply increase 

● Promotes densification 

● Benefits young working families of 
2+ people

● Potential financial assistance to 
property owners

● New project that will require a 
public awareness campaign

In addition to the risk assessment for Option 2



Criteria for 
Success

1. National Housing 
Council Report

2. Development 
Grants

3. Development 
Grants and 

Secondary Suites

Complement 
Existing Policy

Support 
Densification ?

Timeline 
Feasibility ?
Increase 
Supply

Cost ? Up to $1-billion
over 2 years

Up to $1-billion + $125 
million over 2 years
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Implementation Process
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6 months

Development of new 
buildings with 3+ 
bedroom units and 
secondary suites

2022

Monitor and 
evaluate project 
success 

Decision and 
program 
announcement

3 months

Establish team to assess 
grant applications

Advertisement campaign

Announceables at critical milestones



Communications Plan

1. Every Canadian family has the right to housing as a foundation from which to work, 
raise a family, and engage in their community 

2. Building on the National Housing Strategy by addressing the critical issue of housing 
supply

3. Taking direct action to work with provinces, territories, and municipalities to increase 
housing supply for young working families:

a. $1-billion to incentivize development of larger family-focused accommodations
b. $125-million to support provincial/territorial/municipal programs that encourage 

homeowners to develop secondary suites on existing private property

4. Assuring provinces, territories, and municipalities that there will be no interference 
with the existing bilateral agreements or their respective jurisdictions
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Summary 
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How can the federal government improve housing affordability for 
young working families in Census Metropolitan Areas (CMA’s)?

There is a supply shortage of acceptable housing for young working 
families in CMA’s, particularly Toronto

The Task

The Problem

Increasing housing supply through:
a. Grants to incentivize development of 3+ bedroom units 
b. Funding municipal projects that encourage property owners to 

build secondary suites

Recommended 
Solution



Appendix A: Definitions
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Young working family - defined by 3 characteristics:
1. A household of at least two people
2. At least one earner
3. Either with dependent children or a couple with both persons under the age of 40

(Building on Statistics Canada’s 2016 definition of a family)

Definitions set out in Schedule A of the Canada-Ontario Bilateral Agreement under the 2017 
National Housing Strategy: 

“Acceptability” – means Housing that is adequate, suitable and affordable to households in Housing Need

“Adequacy” – means the condition of the Housing does not require any major repairs

“Affordability” – means the Housing costs to the household are less than 30% of the total before-tax 
household income

“Suitability” – means the Housing has enough bedrooms for the size and composition of households, 
according to National Occupancy Standard



Appendix A (Continued)

The number of bedrooms a household requires:
• A maximum of two persons per bedroom.
• Household members, of any age, living as part of a married or common-law couple share a bedroom with their 

spouse or common-law partner.
• Lone-parents, of any age, have a separate bedroom.
• Household members aged 18 or over have a separate bedroom, except those living as part of a married or 

common-law couple.
• Household members under 18 years of age of the same sex share a bedroom, except lone-parents and those living 

as part of a married or common-law couple.
• Household members under 5 years of age of the opposite sex share a bedroom if doing so would reduce the 

number of required bedrooms. This situation would arise only in households with an odd number of males under 18, 
an odd number of females under 18, and at least one female and one male under the age of 5.

(according to the housing suitability criteria established in the National Occupancy Standard)
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Appendix B: Development Costs 

26

For Development Grants:

For Laneway/Secondary Suite Project Loans:

Maximum funding per project $50,000

Maximum number of projects receiving federal funding 2,500

Total federal funding to the City of Toronto $125-million

~450,000 possible sites for secondary 
suites in Toronto

Our cost estimate is based on an uptake 
rate of 1 in every ~180 possible sites.



Appendix C: Laneway Suites Pilot Project Supply

27Source: https://www.cagbctoronto.org/files/9.%20LanewayPresentation%20pt1.pdf

Laneway space in Toronto ~ 300km

Possible laneway sites for development ~ 47,000

Approximate number of homes in Toronto ~ 402,535

Total potential laneway/secondary suites ~ 449,535



Appendix D: Housing Supply Economics
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“Policies that further stimulate demand, however, only push prices higher, and that makes the problem worse. 
Demand-side support seems appealing, but it can be counter-productive. Mortgage insurance and the capital gains 
exemption on the sale of primary residences both add to primary demand in our country, and in the absence of a 
supply response, policies like these tend to make sellers wealthier and exacerbate this divisive inequality gap."

- Evan Siddall, President and CEO of CMHC (Canadian Club of Toronto podcast, 2017).

Figure 1. Demand-side support without supply response Figure 2. Demand-side support with a matching supply response



Appendix E: Estimating the 3+ Bedroom Supply Gap

Toronto, 2016 Census Profile
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Toronto Housing Market Analysis, 2019



Appendix F: Federal and Ontario Bilateral Agreement

The following principles will apply to all NHS investments, including those costshared and delivered by PTs:

a. Protect housing affordability for low-income households living in social housing by first preserving, then expanding the current number 
of rent assisted units in social housing in the province or territory 

b. Prioritize housing investments to the community housing sector, while taking into account the different needs, priorities and contexts 
of particular jurisdictions

c. Promote social inclusion through mixed-income or mixed-use housing and by assisting the most vulnerable and those in greatest
need

d. Create liveable and inclusive communities by supporting social and affordable housing that is easily accessible to public transit, 
health services, education, early learning and child care facilities, and employment opportunities

e. Promote environmental sustainability, energy efficiency, and local employment benefits. This includes through new and renewed
(repaired) housing that exceeds national Energy Building Code standards for large projects, and community employment benefits and 
climate lens considerations under the Investing in Canada Plan

f. Support good governance and financial stability of the community sector through greater openness, transparency, and accountability 
with partners across orders of government, as well as municipalities, and with the private and social sectors
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Appendix G: Toronto Rental Market Costs
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Toronto Housing Market Analysis, 2019


