Home Stretched: @ A
Tackling Ontario’s Housing Affordability Crisis COMIMEre
Through Innovative Solutions and Partnerships

Introduction

Housing has reached a crisis point in Ontario. Previously considered an urban issue, housing affordability is
now impacting communities of all sizes across the province. As Ontarians spend more of their income on
housing, they have less available to spend on other goods and services, resulting in wide-ranging implications
for the business community and overall economy.

While distinct, housing supply and affordability challenges are mutually reinforcing: as mid-high income
earners are priced out of the real estate market, they are increasingly occupying market rental housing for
longer, contributing to low vacancy rates and rising rental rates. This puts additional downward pressure on
the limited supply of more affordable, non-market housing options, where waitlists can reach up to 12 years
across the province, further compounding the homelessness crisis.

At the same time, social and economic pressures, such as inflation and supply chain challenges, are
contributing to rising costs for housing development (which has not kept pace with demand), while hindering
mobility along the housing continuum.

Meeting the provincial target of building 1.5 million homes by 2031 will require an all-hands-on-deck
approach: the private, public, and non-profit sectors all have critical roles to play to foster an inclusive

labour force, champion affordable housing solutions, and promote complete communities. This policy brief
showcases several innovative partnerships and approaches underway across the province that aim to address
housing affordability and supply, with policy recommendations to build upon the success of these models.
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https://www150.statcan.gc.ca/n1/daily-quotidien/220921/dq220921b-eng.htm?indid=32991-2&indgeo=0
https://www150.statcan.gc.ca/n1/daily-quotidien/220921/dq220921b-eng.htm?indid=32991-2&indgeo=0
https://www.scotiabank.com/ca/en/about/economics/economics-publications/post.other-publications.insights-views.social-housing--january-18--2023-.html
https://www03.cmhc-schl.gc.ca/hmip-pimh/en/TableMapChart/Table?TableId=2.1.31.2&GeographyId=35&GeographyTypeId=2&DisplayAs=Table&GeograghyName=Ontario#Profile/35/2/Ontario
https://rentals.ca/blog/rentals-ca-april-2023-rent-report
https://www.auditor.on.ca/en/content/annualreports/arreports/en21/AR_Homelessness_en21.pdf

| Labour and Demographics

The housing affordability crisis is significantly impacting
the ability of businesses to attract and retain talent,
exacerbating challenges associated with ongoing labour
shortages, an aging workforce, and the housing crisis itself,
as the labour needed to build more housing is increasingly
priced out of communities across the province.

The OCC's most recent annual Business Confidence
Survey found that most organizations in Ontario continue
to report labour shortages in their respective industries
(68%), with heightened job vacancies in the construction
sector. Compounding these shortages is the record pace
of net interprovincial migration losses, partly driven by
poor housing affordability.

In an effort to help address overall labour shortages -
including filling gaps in the skilled trades to meet housing
targets - immigration into Ontario is expected to more
than double by 2025. Ultimately, improving housing
supply and affordability in Ontario will require domestic
and local workforce development strategies, immigration,
and dedicated housing and supports for seniors, students,
newcomers, and other equity-deserving groups.
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68%

of organizations in Ontario continue
to report labour shortages in their
respective industries.



https://occ.ca/oer2023-2/
https://occ.ca/oer2023-2/
https://www150.statcan.gc.ca/t1/tbl1/en/tv.action?pid=1410032601
https://www150.statcan.gc.ca/t1/tbl1/en/tv.action?pid=1710002001
https://news.ontario.ca/en/release/1002873/ontario-ready-to-welcome-more-skilled-newcomers
https://news.ontario.ca/en/release/1002873/ontario-ready-to-welcome-more-skilled-newcomers

Government

1 . | Government |
Recommendations Municipal ry

Continue to establish and deliver on

workforce development strategies,

including fast-tracking immigration, v v
addressing backlogs, and prioritizing

skilled trades.

Double student nomination allocations
under the Ontario Immigrant Nominee
Program (OINP) to expand opportunities v
for international students and help
Immigration  address local labour needs.

Streamline and simplify the application
process for various OINP streams, v v
particularly the In-Demand Skills stream.

Make the OINP regional immigration
pilot and the federal Rural and Northern
Immigration Pilots permanent in small,
northern, rural, and remote communities.

Incentivize domestic and local talent

development, and support programs

geared towards underutilized talent,

including Indigenous Peoples, racialized

people, newcomers, people with v v v v
disabilities, 2SLGBTQIA+ people,

women, and other equity-deserving

Workforce groups.
Development

Continue to promote skilled trades

careers as viable employment options,

with intentional outreach to groups v v v v
traditionally excluded, including women

and other equity-deserving groups.


https://www.ontario.ca/page/ontario-immigrant-nominee-program-oinp
https://www.ontario.ca/page/ontario-immigrant-nominee-program-oinp
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Provide training and retraining
opportunities to foster the next
generation of talent needed to support
the construction and manufacturing of
housing using innovative and sustainable v v
technologies, including modular
construction, 3D-printed housing, tiny

Workforce homes, and others.

Development

Develop and expand learning

models for architecture, engineering,
construction, and other housing-related
jobs and incentivize greater employer
participation in experiential learning v v
initiatives, including industry-recognized
in-class projects, mentorship programs,
and Virtual Reality skilled training
modules.

Support the construction of new post-
secondary housing for domestic and v v v
international students, on and off
campus.

Share best practices around maximizing
occupancy of existing homes, buildings,
and neighbourhoods, including co-living
and co-ownership opportunities such v v v v
Student & as matchmaker services that facilitate
SeniorLiving | shared living arrangements between
“over-housed” seniors and students.

Support innovative, age-friendly housing

models, including Naturally Occurring
Retirement Communities, supported

independent living communities, and v v v v
affordable retirement and assisted living
residences.

*Industry encompasses private, non-profit, post-secondary, and other non-government stakeholders.


https://rlabs.ca/overhousing-underhousing-in-canadian-real-estate/
https://coaottawa.ca/norc-ssps-an-innovative-supportive-housing-model-for-older-adults/
https://coaottawa.ca/norc-ssps-an-innovative-supportive-housing-model-for-older-adults/

. Catalyst Housing: A Regional Tourism
SECSTE A Work-Integrated Housing Ecosystem &

To help address both labour and housing shortages, Regional Tourism Organization 12 /
Explorers’ Edge is pursuing a concurrent approach to affordable housing and workforce
development for the tourism industry in the Muskoka, Parry Sound, Almaguin, and Algonquin
Park region. The Catalyst Housing model aims to attract workers by providing below-market
rental housing, alongside career, life skills, and financial literacy training. Each cycle of the
model would take place over a potential two-year period, during which participants would
work in the regional tourism industry. The organization refers to this new model as a “work-
integrated housing ecosystem.”

The goals of the model include:
* Incentivizing and attracting workers to the region.
e Advancing careers in the tourism industry.
e Supporting mobility along the housing continuum.

The model seeks to leverage public, private, and non-profit sector investment, with a focus
on social enterprise and social impact bonds to ensure sustainable operations. Recognizing
disproportionate gaps in housing and employment for marginalized groups, the model
intends to serve local residents, Indigenous people, immigrants, women, youth, and students.

. Aecon-Golden Mile: An Inclusive
Local Economic Opportunity ¢ =

Case Study #2

The Aecon-Golden Mile (A-GM) project is a construction joint venture between Aecon Group
Inc. and the Centre for Inclusive Economic Opportunity, Golden Mile, designed to help build
prosperity through inclusive economic opportunities in the Greater Golden Mile district, a
commercial area in the Scarborough district of Toronto, Ontario. A-GM is a community-owned
(51%) construction company that prioritizes diversity and local hiring, training residents facing
barriers to the labour market throughout the district. Most recently, A-GM has been recognized
as a preferred vendor by EllisDon and Kilmer Group for Hydrovac services.

Many existing A-GM project positions do not require previous construction experience, and
offer competitive pay, tailored job training, and opportunities for advancement.

Goals of the venture include:

® Becoming a contractor of choice for redevelopments in the Golden Mile area.

e Recruiting and training local residents facing barriers in the labour market,
including newcomers, women, and other equity-deserving groups.

e Growing local economic opportunities and reinvesting into the community.

/

* Investing in employees, including full operation and staffing by local residents. °


https://explorersedge.ca/catalyst-housing/
https://www.unitedwaygt.org/the-work/ileo-initiative/ileo-joint-venture/

| The Housing Continuum

Building and preserving the right types and mix of

housing along the continuum is critical to ensuring all E ’ EI ’ @ ? ®
Ontarians can access housing that meets their needs.

Currently, housing development targets and policy

levers do not fully reflect different household incomes
and compositions, nor do they account for external affordable” if it costs less than

socioeconomic pressures, such as the rising cost of living. 300/ ;
O of household income before tax.

Housing is generally considered

Moreover, different levels of government and industry
are not aligned on the definition of “affordable housing.”
Housing is generally considered “affordable” if it costs
less than 30% of household income before tax. Current
housing policies, programs, and funding streams tend to
use market-based valuations to determine affordability
levels (e.g., 80% of average market rent) as opposed

to income-based ones (e.g., rent-geared-to-income).

As market rates continue to increase due in part to

low supply, high demand, and rising inflation, housing
deemed to be “affordable” is increasingly out of reach for
households in need.

To help fill supply gaps, recent provincial policy direction has focused on the
need to build “missing middle” housing, which will be critical to meet the needs
of mid-income households, especially in high demand markets. However, more
attention is also needed on the lower end of the housing continuum. While
community housing is best suited to provide deep, long-term affordability, it will
be critical to leverage the strengths of the private, public, and non-profit sectors
to spur affordable housing development along the continuum. In addition to
building new housing, it is equally important to preserve existing housing stock,
from both an affordability and sustainability perspective.

Homelessness Emergency Transitional Supportive  Community Affordable Market
Shelter Housing Housing Housing Housing Housing


https://www.cmhc-schl.gc.ca/en/professionals/industry-innovation-and-leadership/industry-expertise/affordable-housing/about-affordable-housing/affordable-housing-in-canada
https://files.ontario.ca/mmah-housing-affordability-task-force-report-en-2022-02-07-v2.pdf
https://www.scotiabank.com/ca/en/about/economics/economics-publications/post.other-publications.insights-views.social-housing--january-18--2023-.html
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Recommendations Municipal ry

Incentivize the development of housing

options along the continuum to meet

diverse housing needs throughout the

province, including purpose-built rental

housing, missing middle housing, and v v v v
affordable home ownership (e.g., through

dedicated funding streams, tax credits and

exemptions).

Support the renewal and growth of non-
profit and cooperative housing, including
supportive housing with wrap-around v v v v
services, to provide long-term, deep
affordability for low-income and other
marginalized Ontarians.
Affordable

Housing

Development . -
Develop a rental housing acquisition

strategy to preserve the existing low-end v v v v
of market rental housing, including by
supporting community land trusts.

Leverage surplus public lands and

other assets for affordable housing

development (i.e., by requiring that

a portion of all government land v v v
sales include an affordable housing

component).

Create distinct strategies to address

regional challenges in housing supply v v v
and affordability in rural, remote,

northern, and Indigenous communities.

Establish common definitions of

Stakeholder affordable and attainable housing, with

Alignment a focus on outcomes and considerations v v v v
for regional variation in market rates,
income levels, cost of living, etc.


https://chra-achru.ca/perpetual-affordability-and-community-control-of-the-land-community-land-trusts-in-canada/

Government
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Assess and implement best practices to
promote public education and awareness
around the value proposition of affordable
housing development and gentle
densification along the continuum.

Stakeholder :

Alignment Clarify policies around the governance,

operations, and maintenance of
affordable housing developments and
inclusionary zoning housing units to v v v
ensure successful tenancies, manage
risks, and facilitate strong working
partnerships between the private, public,
and non-profit sectors.

Support the development and expansion
of innovative technologies (e.g., modular
construction and 3D-printed housing)

and data tools (e.g., the Rural Housing v v v v
Information System), including by sharing
best practices across the province.

Continue to improve capacity and
processes at the Landlord and Tenant
Board to ensure swift access to justice
for landlords and tenants, including by v
implementing recommendations from
Innovation & ' the recent Ombudsman of Ontario

Financing report.

Enhance the National Housing Strategy
by recommitting to deeper market

and non-market housing affordability,
including by providing low-interest v
loans and other financing options,
and expediting approvals and funding
disbursements.

Provide HST relief for affordable housing v
development.

*Industry encompasses private, non-profit, post-secondary, and other non-government stakeholders.


https://ontario.cmha.ca/wp-content/uploads/2021/07/CMHAOn_Housing_First_2020_FINAL.pdf
https://www.toronto.ca/city-government/planning-development/planning-studies-initiatives/inclusionary-zoning-policy/inclusionary-zoning-overview/
https://s3.documentcloud.org/documents/23797963/ombudsman-ontario-administrative-justice-delayed-may-2023-report-accessible.pdf
https://s3.documentcloud.org/documents/23797963/ombudsman-ontario-administrative-justice-delayed-may-2023-report-accessible.pdf
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. Rural Housing Information System:
Case Study #3 Filling the Housing Data Gap ¢

With funding through the Canada Mortgage and Housing Corporation (CMHC) Housing
Supply Challenge, the Rural Ontario Institute and founder, Eastern Ontario Wardens' Caucus,
developed a locally driven tool to help fill the housing data gap and drive affordable housing
development in rural Ontario. The Rural Housing Information System (RHIS) aims to support
municipalities, private developers, and non-profits in planning for and building housing in
rural communities. Piloting in Eastern Ontario, the RHIS centralizes relevant regional housing
data, including demographic trends, average home and market rental information, available
zoned land, building costs, available incentives, and housing assets, amenities, and local
organizations open to collaboration.

Ongoing goals of the RHIS include:

e Streamlining and enhancing data collection and access.
* Supporting strategic housing development planning. 111
* Facilitating appropriate affordable housing development.

.
e Keeping residents in their communities of choice. A

* Expanding the RHIS across the province. 7 ‘

. North Church Court: Niagara

Case Study #4 Region Supportive Housing &

In response to a growing need for local, affordable housing options in the Niagara Region
(which currently has approximately 5,500 households on the waitlist), Bethlehem Housing and
Support Services partnered with FirstOntario Credit Union and Penn Terra Group Limited to
develop North Church Court in downtown St. Catharines. This unique partnership garnered
further support from local community agencies, and municipal and regional governments.

North Church Court provides permanent supportive housing to 127 households previously
experiencing homelessness, including accessible units for people with disabilities, on-site
resident support services, a daycare facility, and other community services.

The partnership aims to illuminate best practices that can guide and encourage stakeholders
across sectors and regions to better collaborate on the development and maintenance of
affordable and supportive housing options.



https://www.bethlehemhousing.ca/site/news-events/2020/06/04/north-church-court-opens-its-doors
https://www.bethlehemhousing.ca/site/affordable-housing-development
https://www.ruralontarioinstitute.ca/RHIS

| Infrastructure and Land Use Planning

There are currently more than 1.25 million potential
homes in Ontario’s municipal development E
pipeline, slightly below the Province's target of " ol 1 @ ~
building 1.5 million homes by 2031. However, the

CMHC estimates an additional 1.85 million units 1 85 mi"ion
[ )

(2022) would be needed in Ontario beyond what D . ; ;
is already being built or in the pipeline to restore additional un'JFS would be heedec;l in Qntarlo
beyond what is already being built or in the

housing affordability.
J / pipeline to restore housing affordability.

Beyond labour shortages and a need for more
affordable housing options across the continuum,
Ontario faces challenges around accelerating and
modernizing the development cycle process from
planning to completion, which currently takes

an average 10-to-11-years. This is in addition to
insufficient funds at the municipal level resulting in
aging, outdated infrastructure assets and growing
infrastructure deficits, compounded by the effects
of climate change.

Delivering on affordable housing supply will
require meaningful and timely development,
approvals, and consultations, gentle densification
that utilizes the built environment, and investments
in the expansion, maintenance, repair, climate
resilience and adaptation of municipal assets

to support densification and ensure thriving,
complete communities.



https://yourstoprotect.ca/wp-content/uploads/sites/3/2023/03/RPCO-News-Release-Inventory.pdf
https://files.ontario.ca/mmah-housing-affordability-task-force-report-en-2022-02-07-v2.pdf
https://www.cmhc-schl.gc.ca/en/blog/2022/canadas-housing-supply-shortage-restoring-affordability-2030
https://storeys.com/ontario-building-homes-metrics-housing-starts/
https://www.fao-on.org/web/default/files/publications/EC2105 CIPI Buildings/CIPI Buildings-EN.pdf

Government

‘ . | Government |
Recommendations Municipal ry

Address municipal infrastructure backlogs
and deficits by investing in the expansion,
maintenance, repair, and resilience of
infrastructure assets.

‘ I

v v

Create rules and incentives through the
Ontario Building Code and other policy levers
to:

e Develop accessible, mixed-use, climate- v v v v
resilient, and green housing supply.

Asset
Management

e Retrofit, convert, and repurpose vacant
buildings.

Identify buildings for potential conversion
and investigate potential barriers,
including land transfer taxes and the
Ontario Building Code.

Review infrastructure and land use planning,
procurement, approvals, environmental
assessments, community consultation, and
development processes to reduce friction
and delays without compromising an
appropriate level of public accessibility to
project consultations and the integrity of the
environment, protected areas, and agricultural
lands. This includes:

¢ Aligning targets, regulations, and

approvals across and between levels of v v v v

government (e.g., one-window digital
platform approach such as the Simcoe

County pilot project).

e Utilizing new methods and technologies
to streamline and digitize parts of the
process (e.g., Lean Sigma methodologies
and e-permitting).

Development
& Approvals

e Providing timely project pipeline
information to enable consulting
engineering firms to implement
government infrastructure plans

successfully.

Explore opportunities to increase the rate
of construction and incentivize developers
e P v v v
to build in a timely manner once approved
for permits to build.


https://rescon.com/media/press-releases/aeco-rescon-hope-pilot-will-set-the-stage-for-ontario-wide-digital-approvals-process-
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Identify opportunities to foster greater
social cohesion and engagement with
Indigenous communities, equity-deserving
groups, and small and diversely-owned
businesses, while mitigating concerns from
existing residents early in the planning-
development process.

‘ I

Development Clarify intent to address the loss of municipal

& Approvals = revenue from development charges and
set a fiscal policy to ensure the loss of this v v
revenue will not impact municipal capacity
for development.

Explore opportunities and incentives to

reward municipalities for housing growth

that meets or exceeds provincial targets, v v
accelerated approval timelines, and

inclusionary zoning practices.

Continue to promote housing supply

growth, missing middle solutions, and

gentle densification, especially around v v v
transit, while minimizing disruption to

natural assets, green spaces, agricultural

lands, and employment lands.

End exclusionary zoning and expand

as-of-right and inclusionary zoning to

promote the development of a diverse

mix of housing types in residential areas

(e.g., accessory units, purpose-built rentals, v v
infill and densification, mixed-use and

mixed-income developments, etc.), while

recognizing the value of market-driven

investments.

Land Use
Planning

Incorporate a minimum standard set of

guidelines in alignment with the Ontario

Building Code for tiny homes, accessory v v
dwelling/secondary units, missing middle,

and modular housing.

*Industry encompasses private, non-profit, post-secondary, and other non-government stakeholders.



Case Study #5 | Building Conversions and Retrofits

Communities across Ontario are increasingly looking to convert and repurpose vacant
buildings into residential property, including offices, retail, churches, and schools.

Following initial success in Calgary, the City of London, Ontario, recently announced plans

to consider an incentive program to promote conversions of its vacant office buildings

into residential units. The Downtown Calgary Development Incentive Program subsidizes

the costs of office-to-residential conversions by developers and helps support downtown

core revitalization and economic activity. This program has created five office-to-residential
conversions, adding 700 new residential units to the downtown core, with more on the way.
London currently has a 22% office vacancy rate, with several buildings ripe for repurposing. As
a first step, the City of London will be completing a core area vacancy study this year to better
identify buildings for potential conversions.

Beyond building conversions, efforts are also underway throughout Ontario to tackle aging
residential assets and climate change through building retrofit initiatives. CityHousing
Hamilton Corporation - a municipally-owned social housing provider - alongside government
and industry partners are leading the charge by retrofitting and transforming the failing
50-year-old Ken Soble Tower with 146 affordable housing units into a building with best-in-
class performance in energy efficiency, accessibility, health, and comfort.

With support from the Federation of Canadian Municipalities’ Green Municipal Fund, the
project looks to:

* Improve overall quality of life for tenants.

e Dramatically reduce the building’s environmental impacts.

* Help meet the growth in demand for affordable and accessible seniors housing.
e Provide new community spaces.

* Support tenants and the surrounding neighbourhood with social services.

[llustration designed by Freepik
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https://www.cbc.ca/news/canada/calgary/office-to-residential-the-cornerstone-1.6716211
https://www.cbc.ca/news/canada/london/could-empty-london-office-buildings-convert-to-residential-they-re-doing-it-in-calgary-1.6716593
https://www.calgary.ca/development/downtown-incentive.html#:~:text=The%20first%20phase%20of%20the,office%20vacancy%20in%20the%20Greater
https://www.cbre.ca/-/media/project/cbre/dotcom/americas/canada-emerald/insights/Figures/Office/Canada_Office_Figures_Q4_2022.pdf
https://greenmunicipalfund.ca/case-studies
https://greenmunicipalfund.ca/case-studies/case-study-raising-bar-community-housing-retrofits
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