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Glossary 

 
Affordable Housing: Any housing where the rent or mortgage plus taxes is 30 percent or less of a household’s 
gross annual income. Affordable housing can include housing provided by the private, public, and non-profit sector 
and can take the form of rental, ownership, and/or temporary or permanent housing.  
 
Acquisition: The process of gaining ownership or control of real property (real estate). For the purpose of this 
report, acquisition refers only to acquisition of existing stock of housing and does not include land acquisition. 
 
Capacity Building: The activities or actions put in place to support and strengthen the non-profit’s core capacity 
and ability, which help improve their performance and impact in delivering greater social benefits.  
 
Community Housing Providers: This sector includes non-profit housing providers and housing co-operatives or 
housing owned directly or indirectly by federal, provincial, territorial, or municipal governments or district social 
services administration boards and includes social housing. 
 
Core Housing Need: A household is said to be in “core housing need” if its housing fails to meet one or more of 
the adequacy, suitability, and affordability standards and if the household would have to spend 30% or more of 
its before-tax household income to access local housing within their community that meets all three standards. 
 
Market Housing: Any housing produced by the private sector and rented or sold at a market-determined price. It 
may or may not be affordable for certain incomes.  
 
Non-Market Housing: Any housing protected from market forces, thus offering affordable rents below market 
rates or ownership in perpetuity. Housing co-operatives, land trusts and non-profit housing corporations are all 
variants of non-market housing providers. 
 
Preservation: The process of retaining existing affordable housing that is at risk of being lost due to market 
pressures or physical deterioration, usually through renovation and refinancing.  
 
Revolving Fund: A fund that can provide financing continuously without the need for annual appropriations or 
authorization. After an initial infusion of money, the fund continues indefinitely since disbursements from the 
fund are paid back into the fund with interest.  
 
Right of First Refusal: A requirement that certain property owners cannot put a property on the market without 
first offering to sell, on market terms, to the government or entity granted the right of refusal. 
 
Social Bond: Social bonds are bonds issued to meet a specific social goal. Bond proceeds can only be used to 
achieve positive social outcomes. 
 
Social Housing: Housing takes many forms along a continuum, from temporary emergency shelters to 
homeownership. (Appendix B1). Social Housing is government-assisted housing that provides rental units to 
households with low-to-moderate incomes. It can include public housing, not-for-profit, co-operative housing, 
rent supplement programs and Indigenous housing.  
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Acronyms 
 
BL   Boligselskabernes Landsforening 

CAHDCO   Centretown Affordable Housing Development Corporation 

CDBG    Community Development Block Grant 

CHN   Core Housing Need 

CIH   Chartered Institute of Housing 

CMHC   Canada Mortgage and Housing Corporation 

CHTC   Community Housing Transformation Sector 

CHP   Community Housing Providers 

ESG   Environmental, Social, and Corporate Governance 

THFC   The Housing Finance Corporation  

NHA   National Housing Act 

NHC    National Housing Council 

NHF   National Housing Federation 

NHFIC   National Housing Finance and Investment Corporation 

NHCF   National Housing Co-Investment Fund 

NHS   National Housing Strategy 

NHSA   National Housing Strategy Act 

NPHP   Non-Profit Housing Provider 

NRSCH   National Regulatory System for Community Housing 

PNLT   Parkdale Neighborhood Land Trust 

RCFi   Rental Construction Financing Initiative 

RHI   Rapid Housing Initiative 

ROFR   Right of First Refusal 

SHA    Social Housing Agreement 

STF   Sector Transformation Fund 
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Executive Summary 
 

This report has been prepared for the Canada Mortgage and Housing Corporation as part of a capstone project 
for the Max Bell School of Public Policy at McGill University. CMHC tasked the Policy Lab team with providing 
recommendations to the federal government to promote acquisition and preservation of affordable housing 
in the long term. The focus of this report is the specific role of non-profit housing providers in supporting 
acquisition and preservation of affordable rental housing in Canada. This report does not focus on new 
construction or land acquisition.  

 
Securing an affordable home in Canada is becoming increasingly difficult. While Canada has experienced a 
population boom since 2015, it is losing existing affordable rental units at a rate of 15 for every one new affordable 
unit built. Data suggests renter households are over three times more likely to experience core housing need than 
homeowners. Today, 40 percent of Canadian renter households spend more than 30 percent of their income on 
rent while one in every five renters spends more than 50 percent of their income on housing costs. While 
addressing the supply of housing is paramount, strategic initiatives to acquire and preserve existing affordable 
rental stock are required to ensure that they are not lost to the private market.  
 
The Canada Mortgage and Housing Corporation (CMHC) oversees a variety of affordable housing programs, but 
none are particularly targeted toward acquisition and only a few fund the preservation of affordable housing. 
Non-profit housing providers (NPHPs), the second-largest provider of affordable rental housing in Canada, are 
well-positioned to address some of the challenges of the current housing crisis given the degree of affordable 
housing they provide and their social mission. NPHPs, however, face several barriers and challenges, specifically 
in acquiring and preserving existing affordable rental stock. While NPHPs will not solve all the problems of 
affordable housing, they are essential actors in addressing many aspects of the housing crisis. They can fill the 
housing gap between what the private sector cannot do and what governments do not have the ability to do on 
their own. 
 
Canada’s housing policy landscape includes all three orders of government – federal, provincial/ territorial, and 
municipal. Each province and territory has its own legislative and regulatory framework. The federal government 
partners with the provincial and territorial governments on housing through bilateral agreements and social 
housing agreements. As of 2017, the 10-year federal National Housing Strategy (NHS) is intended to support three 
overarching outcomes - build new affordable housing and renew the existing affordable housing stock; provide 
technical assistance, tools, and resources to build capacity in the community housing sector; and provide funds to 
support local organizations and support research, capacity-building, and excellence and innovation in housing 
research. Since then, the initial commitments have been expanded and currently, an ambitious plan of more than 
$70 billion aims to ensure that all Canadians have access to affordable housing that meets their needs. The federal 
government has recently recognized the need to prioritize the acquisition and preservation of affordable housing 
and to increase collaboration with NPHPs to address the challenge of housing in Canada. 
 
Across the country, NPHPs and their partners are currently undertaking creative and innovative solutions to the 
housing needs within their localities. Individuals working in the affordable housing space noted, however, that 
NPHPs face barriers in applying for and receiving NHS funds through CMHC, with smaller NPHPs especially being 
disadvantaged due to the competitive and demanding process. These experiences were most common in the 
National Co-investment Housing Fund given the lengthy applications and requirements, with only a few NPHPs 
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having the necessary experience and knowledge. There are also capacity gaps within the sector; although these 
gaps are acknowledged by NPHPs themselves, few are able to adequately address these barriers given limited 
resources, high staff turnover, and competing priorities. There are also barriers to accessing high-quality, reliable 
data, which is also an issue for various levels of government in understanding the activities of NPHPs. Barriers 
related to government jurisdiction, especially at the municipal level, were also identified as challenges in the work 
of NPHPs. Finally, there appears to be a lack of confidence among the Canadian public in leaders of nonprofits 
more broadly, including NPHPs. This, coupled with the stigma that NPHPs can face in their activities due to the 
communities they serve, can present barriers to preserving and acquiring the stock of affordable housing. 
 
International case studies 
 
To take on the challenge of providing more and better housing services, governments frequently collaborate with 
and support NPHPs in capacity building. Organizations such as the National Housing Federation and Chartered 
Institute of Housing in the United Kingdom together provide capacity building programs to NPHPs. The housing 
sector in the UK is distinguished by the presence of a strong regulator which ensures high standards of governance 
and transparency, and also the long history of significant government investment in social housing. The Australian 
National Housing Finance and Investment Corporation (NHFIC), meanwhile, offers sector-wide capacity 
development grants via a Capacity Building Program to registered NPHPs in one of four priority areas. In Denmark, 
Boligselskabernes Landsforening (BL) is a cooperative social housing association that engages in annual training 
of tenants and personnel in tenant democracy, management and administration of social housing policy, housing 
administration, and elected representatives’ rights and competencies. They also assist member organizations in 
interpreting rules around administration audits, budgets and accounts, and rental rules among other areas. 
 
Other countries also offer examples of how to successfully coordinate support for NPHPs between orders of 
government. Austria delivers on its housing mandate through a well-developed collaborative housing model 
where NPHPs and the federal, state, and municipal governments implement a range of policies. The governance 
and financial model underlying Denmark’s direct and indirect support for private non-profit housing offers lessons 
for boosting affordable housing provision without creating a burden on public finances. To meet its affordable 
housing challenge, France implemented policies at multiple levels of government as part of a shared strategy and 
focused on four approaches to produce additional, permanently affordable units. 
 
Finally, Canada’s peers offer lessons on how to finance NPHP’s acquisition and preservation activities. The United 
States Low-Income Housing Tax Credit (LIHTC) applies to new construction, acquisition and renovation of existing 
units, and refinancing for existing affordable units. State housing agencies award the credit to developers and 
housing providers through competitive bids, and the developers in turn sell the credits to investors. This way, 
developers can access capital upfront quickly while investors benefit in claiming the tax credit over the course of 
ten years, as long as the underlying project remains affordable. The US also has examples of using revolving funds 
for affordable housing. After an initial, one-time funding infusion, usually from the government, revolving funds 
will achieve a self-sustaining level of “float” where drawdowns for loans to NPHPs are offset by loan repayments 
and the accrual of interest. NPHPs in Denmark also take advantage of revolving funds, over the long term. After 
40 years of paying off mortgages and subsidies, income stays in the non-profit system and becomes part of a 
revolving fund that is accessible sector-wide. Australia in contrast uses social bonds, issued by a bond aggregator 
at the NHFIC, which is ultimately backed by the Australian government. Social bonds, by definition, can only go to 
socially beneficial purposes. In this case, bond proceeds allow the NHFIC to provide long-term, low-interest loans 
to NPHPs. These savings can then be put toward acquiring and preserving affordable housing units.  
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Recommendations 
 
Capacity building of NPHPs 
 
Several potential methods were considered to deliver a formalized, long-term training program to NPHPs. Options 
considered included capacity building grants, requiring an increase in and further specification of the Sector 
Transformation Fund, and the creation of a new centre under CMHC to be solely responsible for capacity building. 
However, given various considerations, these options were not selected as final recommendations.  
 
This report recommends a re-balancing of the Community Housing Transformation Centre (CHTC) through an 
amendment of the existing agreement between CHTC and CMHC. The re-balancing would require CHTC to 
undertake direct training and expert service delivery as a greater portion of their activities. To initiate this 
transition, new trainings and services would be focused specifically on acquisition and preservation. Provision of 
these services would support NPHPs in growing their professional capacity, making them stronger actors in the 
affordable housing space and ultimately becoming more self-sustaining in the long run. Providing such services 
under the CHTC would build upon its established foundation, while also drawing upon existing training programs 
and the expertise of NPHPs across the country. It would be necessary to consider the resources required to 
develop these trainings and services and the possible demand from NPHPs, as this may influence the degree of 
services offered. Gaining buy-in from the CHTC, the provinces, and NPHPs will be key aspects in ensuring the 
feasibility of this recommendation.  
 
This report also recommends the development of a national registry for NPHPs to be housed within CMHC. Under 
this system, NPHPs would register and would be asked to provide information on their assets, activities, and other 
information on a periodic basis. The registry would help in filling a significant data gap that currently exists in 
Canada on the activities of NPHPs, especially in the number of affordable units under NPHP management. This 
data would be accessible to all levels of government and NPHPs themselves to assist in better understanding and 
developing more effective policies. The registry would be used to identify buildings that are at risk of being lost to 
the private market to provide other NPHPs with the opportunity to acquire the units. In the future, it could also 
be used as a mechanism for evaluating NPHPs, and for providing favourable access to government funding. It 
would be prudent to ensure there is no duplication of data collection efforts by establishing partnerships with 
provinces and other entities. The buy-in of NPHPs would be essential to the success of the program as well as the 
ongoing resource needs of CMHC.  
 
Greater government support for NPHPs 
 
Municipalities play a direct role in partnering with the NPHPs in providing and steering affordable housing 
outcomes. While both NPHPs and private developers face the same municipal regulatory compliance challenges, 
the impacts are more acute for NPHPs, given their limited ability to access additional capital and equity to invest 
in projects. Several options were considered, including expansion of the Housing Accelerator Fund to include 
acquisition and preservation of current housing stock and encouraging the replication of Montréal’s right of first 
refusal by-law.  
 
However, given constitutional considerations, this report recommends that the federal government launch a pilot 
project exempting NPHPs in approved municipalities from all property taxes for the duration of the program by 
issuing an equivalent tax rebate. NPHPs in preselected municipalities would receive rebates from the federal 
government for a period of five to ten years. If subsequent evaluation finds the pilot program to be effective, the 
provincial and municipal governments would be encouraged to continue the program by offsetting the revenue 
loss through alternative means. The federal government could also negotiate with the provincial governments to 
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share costs as is currently being done under the bilateral agreement framework. A property tax rebate is likely to 
reduce the operating costs of the NPHPs and free up their funds for acquisition, improving their financial 
sustainability in the long run. A rebate would be administratively easy and practically feasible; however, this 
recommendation would have financial implications for the federal government, runs the risk of provincial 
pushback, and could require expenditure cuts in other critical areas of public interest.  
 
Funding models for acquisition and preservation  
 
Reprogramming existing NHS funding that CMHC already has experience managing would likely be the simplest 
approach to funding NPHPs. CMHC knows where this money is and can request that Cabinet or Parliament 
reallocate these funds. Adopting the LIHTC is also appealing because it maps well onto Canada’s federal system 
of government and harnesses private capital for the public benefit. But ultimately, the best support for NPHPs 
would be sustained funding for acquisition and preservation, making social bonds and/or a revolving fund the best 
options.  
 
Social bonds can provide NPHPs with a reliable, continuous, and dedicated source of funding that improves sector 
capacity and enables the sector to preserve and acquire affordable housing. Social bonds, like the LIHTC, also 
provide a way to bring private investment into the provision of affordable housing, with risk minimized by a 
government guarantee on the bonds. A revolving fund meanwhile would likely only require a one-time federal 
expenditure rather than many payments over a longer period of time.  

The recommendations in this report would be executed through an action plan that includes consultations with 
NPHPs to better understand their needs. Evaluation of existing programs would also be conducted to explore the 
possibility of resource reallocation or alternative sources of funding. Establishing an institutional framework and 
seeking due approvals would be critical to operationalizing the recommendations. A monitoring and evaluation 
framework would be created and institutionalized to assess the effectiveness of the recommended interventions. 
This framework would include constant feedback from the NPHPs. Since the success of the recommendations 
would also depend on the awareness of the new programs among NPHPs, a communications plan would be 
developed and implemented to make NPHPs across the country aware of the new program, with special attention 
to visibility and the accessibility of the program to smaller NPHPs. 
 
Federal support for NPHP acquisition and preservation will help to supplement supply-side initiatives within the 
NHS by ensuring that the existing affordable housing stock is protected. NPHPs will continue to play a pivotal role 
in the affordable housing space now and into the future. These recommendations will help in preventing the 
exacerbation of the current housing crisis through a systems-level approach.  
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Introduction   
Among all G7 countries, Canada has the lowest 
population-adjusted housing supply with the fastest-
growing population due to immigration (Figure 1).i, 1 
One out of every seven households in the country 
cannot afford adequate housing, restricting the capacity 
of Canadians to improve their lives and severely 
affecting economic development, labour markets, 
social service spending, and safety.ii The acute housing 
shortage has contributed to increasing housing prices, 
rents, and household debts, while income growth has 
not kept pace - Canadian home prices are 18 times 
higher than they were in 1975, whereas disposable 
income is only eight times higher.iii National statistics 
show the average home price is now more than seven 
times the average household income.iv  
 
The historical approach to housing in Canada  
 
After the Second World War, Canada engaged in 
considerable state intervention in social housing. 
Through provincial housing transfers and the Canada 
Mortgage and Housing Corporation (CMHC), the federal 
government maintained and supported social housing 
directly. Initially, it took the form of government-financed 
and maintained public housing, followed by community 
housing developed by various community groups with 
government financing. High government debt by the mid-
1980s, among other global economic factors, prompted a 
shift toward privatization in the housing sector that 
began under the Mulroney government and culminated 
in the near-total devolution of housing responsibilities 
during the Chrétien years to the provinces.v 
 
In devolving housing responsibilities, the federal government reduced funding for or outright eliminated a host of 
programs that aided low-income individuals and families.vi The administrative power of CMHC was curtailed and 
allocated to the provinces and territories.vii In 1999, the federal government passed Bill C-66, which attempted to 
transform CMHC from a homebuilder to a mortgage insurer, in response to consumer and financial industry 
requests.viii As a result of greater credit availability and lower interest rates, household funds were channeled into 
increasingly expensive property markets, stimulating housing demand and pulling financial capital into the 
lucrative housing market. Finally, greater involvement of the private sector in housing supply increased the 

 
1 Population adjusted housing - number of housing units per 1,000 residents of any G7 country. According to 
Scotiabank, the number of housing units per 1,000 Canadians has been falling since 2016 owing to the sharp rise in 
population growth. An extra 100 thousand dwellings would have been required to keep the ratio of housing units to 
population stable since 2016—leaving Canada still well below the G7 average.  
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influence of financial markets and businesses, with housing being viewed as an investment and wealth-holding 
mechanism, resulting in more unaffordable housing. Consequently, the contemporary regime in Canada has been 
marked by a shift in responsibility from the state to the private sector.  
 
Over-emphasis on home ownership, despite the rising need for affordable rental housing  
 
According to the Housing Services Corporation, social housing accounts for six percent of Canada's housing 
market, compared to 26 percent private sector rentals and 68 percent home ownership.ix Canadian housing prices 
have been consistently rising for more than two decades, contributing to growth in rent levels. Currently, 11.6 
percent of Canadian families are in core housing need (CHN);x around 34 percent of households in CHN are 
homeowners, 66 percent are renters, and 80 percent are in the bottom fifth of household income (Figure 2).xi 

However, because the spotlight has largely been on home ownership, the affordability challenges faced by 
Canadian households that rent have received less priority.xii Canada's housing policy lacks tenure neutrality, 
favouring homeowners over renters.xiii  
 
Affordable rental units for the most vulnerable  
 
According to CMHC, 40 percent of Canadian renter households spend more than 30 percent of their income on 
rent; one in every five renters spends more than 50 percent of their income on rent (Appendix A1).xiv Housing 
needs are the greatest among Canadians who have traditionally been marginalized and disadvantaged. Over 50 
percent of racialized individuals in Canada live in unaffordable, inadequate, and overcrowded housing, compared 
to 28 percent of non-racialized households.xv According to 2016 census data, 26.2 percent of Inuit, 24.2 percent 
of First Nations people, and 11.3 percent of Métis live in houses that need major repairs.xvi Recent immigrant 
families, lone-parent households, and visible minority households are also at a higher risk of experiencing housing 
insecurity.xvii Data suggests that Ontario and British Columbia have the greatest housing need, followed by the 
Prairie provinces; Québec and the Atlantic provinces have relatively lesser housing needs than the rest of 
Canada.xviii 
 
Increasing the supply of affordable rental housing  
 
While housing supply must keep up with demand, it must do so based on housing needs. Housing supply will 
increase if left to market forces, developers, and speculators; however, if the correct sort of housing is not 
supplied, the housing crisis will only worsen. For example, "condominium markets have tended to dictate the price 
for multi-residential zoned land sites in major cities, crowding out purpose-built rental development."xix The 
fixation on generating new, market-driven supply ignores the loss of existing affordable housing, such as through 
gentrification. In addition, COVID-19 has exacerbated the existing affordability challenges outside metropolitan 
areas, creating a larger, national issue (Appendix B2).  
 
A rental housing system based only on free-market principles cannot fully address the housing demands of low- 
and middle-income Canadians.xx Given the high demand for affordable rentals and the lack of incentives for the 
private sector to meet that demand, the rental supply gap is expected to intensify without government 
intervention.  
 
Loss of affordable housing and the need for its acquisition and preservation 
 
Research suggests that, in the past decade, Canada has been losing affordable rental apartments at a faster rate 
than new ones have been built, displacing renters from their homes and communities.xxi According to Steve 
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Pomeroy, "for every one new affordable unit created at major public cost, fifteen existing private affordable units 
(rents below $750) are lost."xxii The federal government’s National Housing Strategy (NHS), introduced in 2017, 
aims to construct 160,000 affordable houses over 10 years across Canada, but given the rate at which existing 
affordable units are being lost, “the country is on a treadmill that is heading backward.”xxiii 
 
The government and its social housing partners are the instruments for implementing the NHS, aiming to provide 
affordable housing for the nation and those in greatest need. With the market losing so much affordable stock, 
the government must step in and help community housing providers (CHPs, such as NPHPs, co-operatives, and 
land trusts) acquire and preserve affordable homes, assuring stable affordable housing supply. One study found 
that the acquisition and preservation of 
affordable housing has a lower median per-
unit cost when compared to new 
construction over the life of the buildings.xxiv 
While the study acknowledged that 
acquisition and preservation are not silver 
bullets to the housing crisis, they should be 
central to affordable housing strategies.xxv 
Acquisition also offers shorter timelines than 
new construction and is a less involved 
process than new construction, facilitating 
the provision of more affordable housing 
faster in a wider range of locations.xxvi Key 
priorities for establishing an acquisition and 
preservation strategy include building the 
capacity of CHPs, establishing favourable 
public policy, and providing flexible, targeted 
funding for acquisition activities.xxvii While there have been instances of acquisition and preservation by local 
governments and CHPs, only the federal government has the financial capacity to do so at scale.xxviii A recent report 
from the National Housing Council (NHC), which engaged with over 400 organizations and individuals, found that 
many feel the NHS does not put enough emphasis on maintaining the existing affordable housing stock in a way 
that would enhance the stability of the national housing market.xxix 
 

Housing Providers   
 
CMHC’s Social and Affordable Housing Survey found that, of the 655,389 social and affordable rental units 
covered, 285,837 were managed by various levels of government, 227,133 by non-profits, 71,894 by co-
operatives, and 42,962 by private companies (see Figure 3).xxx, 2 Affordable housing is provided to many different 
groups, including single persons, families, seniors, youth, immigrants, people with disabilities, veterans, 
Indigenous peoples, survivors of domestic violence, individuals exiting homelessness, and others.xxxi Governments 
provide just over 484,000 units for individuals in these groups, followed by NPHPs at 263,524 units, co-operatives 
with 81,421 units, and other housing providers with 54,209 units.xxxii  
 

 
2 The data collected from the Social and Affordable Housing Survey - Rental Structures is coded with different quality 
measures. Some of the data noted in this report includes data which is coded as low quality or certainty and should be used 
with caution. An additional 36,825 units are managed by other providers - this includes units managed under partnerships 
between the various providers. 
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Private providers, including corporations, real estate investment trusts (REITs), and individual “mom and pop” 
investors,xxxiii require strong returns given the risk considerations and long periods of illiquidity in real estate 
investment.xxxiv Affordable rental income is often far below what would be needed to cover costs and receive 
favourable returns.xxxv As a result, private entities engaged in affordable housing are uncommon in the housing 
market; the few who are engaged have a strong set of social values or mission guiding their work, such as Vancity 
Credit Union, New Market Funds, and 3H Property Group.xxxvi   
 
Public provision of affordable housing by the government is driven by the public interest.xxxvii Currently, the federal 
government directly provides 1,335 social and affordable rental units, provincial or territorial governments 
provide 67,352, and municipal governments provide the bulk with 217,151 units.xxxviii This distribution of housing 
management across the different orders of government reflects the impact that the devolution of housing 
responsibility has had on government delivery of affordable housing. As noted by Halifax Mayor Mike Savage, 
“When it comes to housing and homelessness, the feds have the money, the province has the jurisdiction and the 
cities have the problem.”xxxix There are distinct and often conflicting abilities and objectives for different orders of 
government in providing housing, which can create challenges and inconsistencies in approach.  
 
NPHPs are subject to a “non-distribution constraint,” wherein they are prevented from distributing profits to 
owners or shareholders, as private entities do.xl Housing co-operatives are legal associations where tenants are 
members of the cooperative and are engaged in the management and decision-making of the housing; although 
most co-operatives have historically provided housing for low and moderate-income individuals, they are not 
restricted from market rental provision.xli Community land trusts (CLTs) are community-led, non-profit 
organizations which buy and hold land and seek to ensure affordability of housing built on that land in 
perpetuity.xlii, 3 Given CLTs’ primary focus on land acquisition and management, affordable housing in some CLTs 
is leased out to NPHPs for management and service provision.  
 
This report focuses specifically on NPHPs given the degree of affordable housing they provide and their social 
mission to provide housing for the lowest-income and marginalized populations.xliii Supporting NPHPs alone will 
not address all the problems within the affordable housing space. However, given the lack of provision of 
affordable housing by private providers and the constraints on the various levels of government, especially 
municipalities, NPHPs stand to be essential and strong actors in addressing many aspects of the housing crisis, 
especially for those who are disadvantaged and marginalized. This report does not focus on CLTs and co-
operatives, given their distinct governance and operational structures. However, given that CLT activities overlap 
with NPHPs, the recommendations contained in this report may apply to them as well. Government-run social 
housing is also not a focus as the mandate for this report emphasized exploring how the federal government can 
reduce barriers for NPHPs. Private sector entities were not included given their minimal role in affordable housing 
provision and their existing capacities in the market.  
 

Policy Landscape  
 
CMHC’s Mandate 
 
CMHC is a federal Crown corporation established in 1946 to help Canadians meet their housing needs; it is 
governed by a Board and accountable to Parliament through the minister responsible - currently, this role is 
fulfilled by the Minister of Housing and Diversity and Inclusion. CMHC delivers on its mandate through three core 

 
3 For this report, land trusts that solely focus on land acquisition and management will be excluded from our discussions. 
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business segments: Assisted Housing (AH), Mortgage Insurance (MI) and Mortgage Funding (MF), along with 
housing analysis and research.xliv   
 
CMHC derives its legislative mandate and powers from the Canada Mortgage and Housing Corporation Act.xlv The 
National Housing Act provides CMHC the legislative framework to promote and regulate housing finance.xlvi More 
recently, the National Housing Strategy Act, passed in 2019, furthers the progressive realization of the right to 
adequate housing and establishes the office of the Federal Housing Advocate and a National Housing Council.xlvii 
CMHC, as directed by the Minister of Housing and Diversity and Inclusion, delivers the majority of the NHS 
programs.  
 
CMHC’s funding activities are governed by section 21 of the Canada Mortgage and Housing Corporation Act and 
section 127 of the Financial Administration Act. CMHC is subject to a statutory borrowing authority constraint, 
which limits borrowings other than from the Crown to a maximum amount of $15 billion, unless Parliament 
authorizes additional amounts. Bonds issued via the Canada Housing Trust, however, are not subject to this cap 
and currently total $262.1 billion in outstanding issuances.xlviii At the request of CMHC, the Minister of Finance 
may lend money to CMHC out of the Consolidated Revenue Fund on any terms and conditions that the Minister 
may fix. CMHC requires the approval of the Minister of Finance to enter any particular transaction to borrow 
money, including the time and the terms and conditions of the transaction.xlix Under the Capital and Dividend 
Policy Framework for Financial Crown Corporations, CMHC is required to return capital in excess of required 
capital to the federal government in the form of dividends and does not have the authority to reinvest the 
dividends without the explicit approval of the government.l  
 
Governments and housing in Canada 
 
Federal government  
 
With the announcement of the NHS, the federal government has re-engaged in the housing sector by establishing 
a national framework and increasing investments in housing. The federal government has also acknowledged the 
need to collaborate with more partners in a coherent, integrated, and whole-of-government approach, listing 
provinces and territories as the primary partners in the NHS, and emphasizing the need to work more closely with 
municipalities, private, and non-profit sectors. Many programs from the federal government, like the Rapid 
Housing Initiative, have been directly delivered to the municipalities. The federal government has also entered 
into direct partnerships with social housing providers and orders of governments, such as with the Toronto 
Community Housing Corporation, to support renovations of existing stock. The federal government administers 
on-reserve housing in all provinces and territories. 
 
Provincial governments  
 
Provincial governments share constitutional authority over housing.li They, in turn, may delegate housing 
responsibility to municipal governments. Provinces, through important policy levers such as rent control and 
vacancy decontrol, can affect housing affordability. Provinces also play an important oversight role over the 
municipalities and provide critical funding to housing programs. For example, the Canada-Ontario Community 
Housing initiative provides funding to replace any federal Social Housing Agreement in Ontario which expires in 
any given year. This fund can be used to repair, regenerate, and expand community housing, protecting 
affordability for tenants and helping CHPs become more sustainable. 
 
Municipal governments 
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Local governments work both independently and in collaboration with other orders of government to address 
housing challenges. Legally, municipal powers and responsibilities are set by provincial governments. For example, 
the Ontario Planning Act prescribes how municipalities zone land for residential and other uses.  Similarly, the 
Civil Code of Québec sets out rental regulations for both tenants and landlords. Within these legal confines, local 
governments have considerable regulatory authority over land use and building standards. In recent years, several 
municipalities have attempted to accelerate the supply of affordable housing through innovative land use 
planning like inclusionary zoning. Canadian municipalities are constrained, however, by limited fiscal capacity. 
They rely heavily on property taxes and are prohibited from levying income or other more progressive taxes. 
Numerous housing programs and projects thus depend on funding from provincial governments, and increasingly, 
from federal investments as well. Municipalities rarely are the sole funders of social housing; Ontario is an 
exception as the provincial government transferred responsibility for administering and funding most social 
housing projects to the municipalities in 2000.  
 

Agreements 
 
Pre-NHS, funding for investment in affordable housing was delivered through bilateral agreements between 
CMHC and all provinces and territories. Under the new Housing Partnership Framework, provinces and territories 
deliver and cost-match federal funds from the NHS through revised bilateral agreements with CMHC.lii This 
multilateral framework allows for a shared vision and helps track the delivery of key NHS initiatives. Currently, 
CMHC has bilateral agreements with all 13 provinces and territories in place, with the last agreement signed in 
October 2020. 
 
Today, about 80 percent of the existing social housing stock administered by the provinces and territories is under 
Social Housing Agreements (SHA), or other long-term arrangements.liii Provinces and territories who signed an 
SHA are subject to national principles and an accountability framework. Under the SHAs, provinces and territories 
can retain savings in federal funding for reinvestment in existing stock or new assisted housing activity. Although 
signed by provinces and territories, much of the housing under these agreements is operated by NPHPs.  
 
Under the NHA, the federal government entered into operating agreements with NPHPs in the 1970s.liv These 
agreements provide subsidies to help with operating costs of social housing and upon their expiry after 25-50 
years, NPHPs would be solely responsible for ongoing financial responsibilities as it was expected the units would 
generate sufficient revenue while providing affordable housing.lv The federal government has not renewed these 
operating agreements, with agreements covering 175,000 units expiring between 2010 and 2020 and the last 
ending in 2038.lvi There is a growing concern that NPHPs, unless supported, may find it difficult to operate these 
units and that affordable non-market housing stock may be lost to the private market.lvii  
 
National Housing Strategy and National Housing Strategy Act   
 
As per the NHSA, the NHS is to establish national goals relating to housing and homelessness and identify related 
priorities, initiatives, timelines, and desired outcomes and focus on improving housing outcomes for persons in 
greatest need. Critically, this legislation recognizes the right to adequate housing as recognized in the United 
Nations’ International Covenant on Economic, Social and Cultural Rights, and commits to advancing a strategy that 
considers key principles of a human rights-based approach to housing.lviii To ensure accountability and monitoring, 
the NHSA also established the NHC and a Federal Housing Advocate. The initial commitments have been expanded 
and currently, an ambitious plan of more than $70 billion has been crafted to ensure that all Canadians have access 
to affordable housing that meets their needs. In addition, the NHS includes substantial non-budgetary 
commitments, including $31.2 billion in loans and $7.4 billion in provincial-territorial cost-matching. lix 
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Recognizing the need to prioritize acquisition and preservation of affordable housing, the recent mandate letter 

of the Minister of Housing and Diversity and Inclusion indicates, among other things, that revisions to existing NHS 
programs to support acquisition and preservation and investments in co-operative housing are key priority areas.lx  

 

Programs 
 
The NHS is made up of over ten key programs and other 
initiatives (Appendix A2). However, none of the initiatives 
are targeted toward the acquisition and preservation of 
affordable housing. The distribution of CMHC financing 
varies considerably (Figure 4). Of the various programs, this 
report focuses on the specific NHS and non-NHS programs 
below due to the degree of funding they receive, their 
impact on those in greatest housing need, and their effects 
on NPHPs and municipalities.  
 
Rental Construction Financing Initiative (RCFi)  
 
The RCFi was designed prior to the launch of the NHS to 
specifically improve the supply of housing for middle-
income Canadians. Though the RCFi is a construction-based program, through 2027-28 the RCFi is expected to 
receive more than 60 percent of NHS funding. Private developers have obtained 73 percent of all NHS loans, 
mainly through the RCFi.lxi According to CMHC data, 80 percent of units in RCFi-funded developments are 
considered affordable for middle-income households and only 3 percent of the units are affordable to low-income 
households.lxii Evidence suggests that only 40 percent of RCFi units can help middle-income families get out of 
CHN.lxiii The federal government declared in Budget 2022 that the RCFi will be amended, with an emphasis on 
making housing accessible to lower-income populations.lxiv 
 
National Housing Co-Investment Fund (NHCF)   
 
The NHCF provides low-interest loans and grants to organizations that want to build, restore, or renovate mixed-
income, mixed-tenure, and mixed-use housing. Almost all repairs and renewals under the NHS are handled by the 
NHCF.lxv Municipalities have received roughly 55 percent 
of the grant funding from the NHCF (a total of $1.1 billion) 
- the Toronto Community Housing Corporation specifically 
has received around half of this financing to retrofit over 
60,000 existing units in Toronto.  
 
The rent in NHCF affordable units must be less than or 
equal to 80 percent of median market rent. While some 
NHCF units are constructed specifically for individuals 
experiencing homelessness, there are just a few units 
available that are affordable to those with extremely low 
incomes.lxvi There is less uptake of repair/renewal projects 
compared to the new construction stream (Figure 5) and 
repair/renewal projects face unique challenges which 
make it difficult to meet program requirements.lxvii  
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Budget 2022 proposed a cash advancement of $2.9 billion under the NHCF to speed up the development of up to 
4,300 new units and the repair of up to 17,800 existing units for the most vulnerable Canadians.lxviii  
 
Rapid Housing Initiative (RHI)  
 
The RHI is primarily intended to build new units or convert existing buildings into affordable units - with rents no 
more than 30 percent of household income - for low-income and marginalized individuals. While it shows potential 
to address CHN, it receives fewer funds than the RCIF and NHCF. Municipalities have received more grant support 
from the RHI than from the NHCF; Indigenous groups have received about 14 percent of all NHS grant money, 
with the RHI accounting for the majority of it.lxix Of the 195 projects approved under both RHI rounds, only 13 
were for conversion, renewal, or repair - the majority of funding goes towards new construction.lxx While homes 
developed under the RHI are affordable for low-income families, they only account for a small portion of the total 
units developed under the NHS. Budget 2022 includes a two-year extension of the RHI, but it is unclear if the 6,000 
additional affordable housing units will include the conversion or rehabilitation of existing units.lxxi  
 
Affordable Housing Innovation Fund (AHIF) 
 
The AHIF promotes the development of innovative financing and construction strategies in the affordable housing 
sector.lxxii New finance mechanisms for affordable housing include housing bonds/bond aggregators, pay-for-
success models/impact investment, co-ownership, and revolving funds. The AHIF's scope was expanded to cover 
financing for existing affordable rental housing in addition to new affordable rental construction. Budget 2022 
includes $100 million to help non-profits, co-ops, developers, and rent-to-own organizations create additional 
units.lxxiii This program has largely been effective in meeting its NHS objectives, despite slower progress in other 
areas (Appendix A4). 
  
Sector Transformation Fund (STF) 
 
The STF is allocated through a third party, the Community Housing Transformation Centre (CHTC). The CHTC issues 
grants via the STF’s local and sectoral streams, which aid CHPs in increasing their capacity and efficiency to provide 
better housing and support services.lxxiv While the local stream focuses on efforts on a smaller scale within a 
municipality, the sectoral projects support initiatives with a wider scope, such as provincial or national 
collaborations. The local stream awarded $3,154,903 to 72 projects last year, while the sectoral impact stream 
awarded $1,974,874 for 11 projects.lxxv 
 
Preservation Funding for Community Housing   
 
The Preservation Fund helps CHPs cover the cost of preservation initiatives linked to the sustainability of current 
community housing projects. It also aids CHPs in developing asset management strategies, planning for the future, 
and understanding their alternatives. Preservation is critical in tackling the housing affordability challenge; 
however, this program is currently only accessible to CHPs who are currently under or were previously under 
federal operating agreements, restricting access for many CHPs.lxxvi 
  
Co-operative Housing Development Program  
 
Budget 2022 proposed reallocating $500 million from the NHCF on a cash basis to launch a new Co-operative 
Housing Development Program aimed at expanding co-operative housing in Canada. Budget 2022 also 
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recommended reallocating $1 billion in RCFi loans to finance co-op housing projects. A total of 6,000 units are 
expected to be developed, constituting the largest investment in new co-operative housing in more than 30 
years.lxxvii While this report does not focus on co-operatives, the willingness to re-allocate existing funds and to 
focus on a specific type of affordable housing provider is notable.  
 
Housing Accelerator Fund (HAF) 
 
While the HAF is a construction-oriented initiative, it proposes a new federal-municipal partnership structure with 
a “flexible single application system.”lxxviii Budget 2022 proposed investing $4 billion to construct 100,000 new 
middle-income housing units in the next five years. It aims to remove barriers for municipalities and help them 
build housing more quickly in an ambitious and innovative manner.lxxix The HAF single application will allow 
municipalities to access other relevant programs.  
 

Non-Profit Housing Providers 
 
NPHPs and their partners across Canada have developed initiatives to address acquisition, preservation, and 
sector capacity in creative and innovative ways (Appendix B3). Two Ontario-based community land trusts are 
championing new ways of protecting affordable housing. The Parkdale Neighbourhood Land Trust, in partnership 
with Vancity Community Investment Bank, established a $4 million Preserve and Protect Guarantee Program with 
funding from five large investors.lxxx This fund will support the rapid acquisition of affordable housing, which will 
be leased to NPHPs to maintain affordability in perpetuity.lxxxi The newly-created Ottawa Community Land Trust 
has recently received funding from the NHS Demonstrations Initiative to establish a revolving fund to provide 
acquisition financing to protect and preserve affordable housing throughout Ottawa.lxxxii They aim to be self-
sustaining through lease income, which will provide economies of scale for NPHPs who have housing in the Land 
Trust.lxxxiii Following the success of the Parkdale initiative, the City of Toronto created the Multi-Unit Residential 
Acquisition program in 2020.lxxxiv The program supports the “stacking” of funding from various levels of 
government for acquisition projects and provides advance payment to cover deposits to prevent additional 
financial burden on NPHPs.lxxxv 
 
In addition to initiatives protecting the affordable housing stock, NPHPs are also creating programs to support and 
expand the sector’s capacity. CADHCO, the housing development corporation of the Centretown Citizens Ottawa 
Corporation, has recently been shortlisted for the second round of CMHC’s Housing Supply Challenge.lxxxvi CADHCO 
hopes to share their successes over the past 20 years in providing capacity building to NPHPs by helping to create 
and mentor housing development corporations across the country.lxxxvii The Aboriginal Housing Management 
Association, to help assist their NPHPs with rising costs and expenses, promotes social enterprise as a source of 
revenue.lxxxviii These activities help NPHPs minimize reliance on external funding. 
 
While these initiatives are playing an important part in protecting affordable housing and supporting the NPHP 
sector, they are exceptions rather than the norm. Larger and well-resourced NPHPs such as those above can 
undertake these kinds of activities, but many still face several barriers in their operations.  
 
Barriers to NPHPs 
 
Although NPHPs are the second largest provider of social housing in Canada, changes in the political and policy 
landscapes meant NPHPs received little federal support over the past several decades. As a result, the NPHP 
sector has lost significant capacity, creating challenges in their current operations and in their ability to expand. 
Understanding these challenges is essential in best supporting NPHPs.  
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Capacity disparities and gaps 
 
The NPHP sector is made up of small entities that are fragmented and “unprofessional.”lxxxix While several 
stakeholders noted that NPHPs are “asset rich but cash poor,”4 they also highlighted that there are disparate levels 
of capacity across NPHPs when it comes to necessary skills for acquisition and preservation, such as portfolio 
planning, capital and portfolio management, and development skills. In addition, a key barrier to NPHPs better 
participating in acquisition and preservation was funding and access to capital. Several stakeholders noted that 
having to compete with the private sector both in the housing market and for government funding put them at a 
significant disadvantage. Some felt that the limited “organizational capacity” of NPHPs, the “hesitancy” among 
some in the sector in working with private actors, and the challenges NPHPs face in accessing private funds are all 
contributing factors. Further, several stakeholders noted that many NPHPs are facing challenges in staff turnover 
and that support is needed for “recruitment and retention of highly skilled staff.” A recent NHC report heard from 
58.7% of respondents that the NHS is not doing enough to build provider capacity.xc Stakeholders noted that there 
is a willingness by NPHPs to expand their capacities, but that acquisition is all about being “entrepreneurial,” skills 
which many NPHPs have not had to develop until recently. There is a need to “level the playing field” for NPHPs 
so that they can continue participating in acquisition and preservation activities. 
 
NHS programs 
 
The NHC engagement report also found that 66% of respondents felt there were barriers to NPHPs accessing NHS 
funds.xci A number of stakeholders interviewed said they desired a more “systems approach” in the programs 
rather than a “bits and bites” approach. They also highlighted that the application processes are complex and 
“arduous,” especially for smaller NPHPs. Several NPHPS felt that the underwriting processes and evaluation 
standards are mis-aligned with the realities of NPHPs. Evaluations can be financially restrictive - certain 
requirements for supporting documentation, for the NHCF specifically such as environmental site assessment 
reports, soil test reports, and appraisal reports, take a significant amount of time, resources, and money that is 
not included in NHS funding.xcii Especially in the context of acquisition, current program requirements would be 
“impossible to meet for existing buildings,” especially for environmental and accessibility needs.  
 
Many stakeholders mentioned that a key barrier in the programs is the lack of timely access to funds, which some 
felt was a result of the competitive process. It was noted by several stakeholders that programs need to be “more 
non-profit accessible.” As NHS funding is administered at the federal level, NPHPs are competing with other 
providers from across the country, including private sector actors, making it less likely that NPHPs will receive 
funding. A recent report from the National Right to Housing Network also found that NHS programs 
disproportionately favour the private sector,xciii despite the fact the non-profit projects under the NHCF specifically 
offer the lowest rents.xciv A number of stakeholders suggested that NPHPs would significantly benefit from 
dedicated funding streams just for NPHPs and a revision of how NPHPs are scored to better align with their 
realities and existing capacity.  
 
Access to data  
 
Stakeholders felt there is a lack of consistent, reliable, and easily accessible data from all orders of government 
and from other private or non-profit entities. The recent NHC report also noted a lack of transparency and high-
quality data.xcv Although CMHC does operate an extensive Housing Market Portal, it is unclear if this data goes 
beyond the Census to include different data sources, such as the Canadian Housing Survey. There were several 
identified gaps in current data, including a lack of national disaggregated data, which one stakeholder noted was 

 
4 Quotes have been added below to identify specific stakeholder comments, but no attributions have been made. 
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essential in identifying distinct needs that NPHPs could meet. Further, there is no current national inventory of 
affordable housing and NPHPs, making it challenging to understand the affordable housing landscape and the 
actors within. While some provinces have dedicated associations for NPHPs, they are not in place across the 
country and many associations do not state exactly how many providers they represent (Appendix A3). While 
these associations do collect data within their jurisdiction, membership operates on a fee structure, which may 
be inaccessible for smaller NPHPs who would be in greatest need of the association’s data support. One report 
noted that a lack of effective collaboration between the government and NPHPs leads to data that is often 
fragmented with no provincial-level data strategy to track evictions and loss of affordable units.xcvi  

 

Government relations 
 
Several stakeholders discussed the barriers that jurisdiction created in their work, especially at the municipal level. 
A number of stakeholders mentioned that “jurisdictional wrangling” is a barrier, especially when funding must be 
stacked by multiple levels of government. There was a desire among stakeholders for “jurisdictional arguments to 
end” to support more “alignment across levels of government.” Many NPHPs specifically highlighted barriers at 
the municipal level, especially as it pertained to NPHP resources and ability to undertake certain projects. 
Municipal jurisdiction over land, zoning, property taxes, and urban intensification were all cited as sources of 
barriers. However, it was stressed that municipalities have the ability to address these barriers - and often do - 
but face barriers themselves in doing so.  
 
Stigma and perception  
 
A recent report found that Canadians’ confidence in non-profit leadership in 2020 was at an all-time low, down to 
50 percent from 76 percent in 2006.xcvii This is the first time confidence in non-profit leadership has been on par 
with confidence in government leadership; previously confidence in non-profit leaders far exceeded that of 
government leadership.xcviii While the report does not reveal the reasons behind this fall in confidence, NPHPs 
specifically face a stigma and negative perceptions due to the communities they serve and historical failures of 
social housing.xcix This point in particular was underscored by one stakeholder who said that discriminatory 
attitudes towards the populations which NPHPs serve continue to prevail, creating stigma towards NPHPs and 
their activities.  
 
This perception and stigma towards NPHPs create a negative cycle wherein distrust of NPHPs leads to 
disinvestment in them, which limits their abilities to grow and develop and prompts further distrust. Familiarity 
and perceived accountability have been identified as contributing to positive perceptions of non-profits, especially 
those engaged in market activities such as housing acquisition.c CMHC has the opportunity to enhance these 
aspects of NPHPs, which will be reflected in the recommendations.   
       

Discussion 
 
Research and stakeholder interviews indicate the need to solve Canada's housing problem with a structural 
strategy that is both immediate and has a long-term impact. This involves enhancing the NPHPs' capacity to build 
their expertise in the affordable housing sector, availing financial resources to them so they can better meet 
housing demands, and removing municipal barriers so NPHPs can better respond to the distinct needs of their 
communities.  
 
While the recommendations in this report will focus on the above areas, stakeholders also identified many other 
ways in which NPHPs could benefit from additional federal government support. Land policies, like inclusionary 
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zoning and land acquisition strategies, were mentioned throughout stakeholder interviews. The role of banks and 
other financial institutions was mentioned frequently, especially in the context of corporate social responsibility 
(CSR) funding; stakeholders highlighted the role that the private and financial sector is perceived to have played 
in the housing crisis. Other stakeholders mentioned a desire to transition NHS programs away from loans towards 
greater grant allocations, as was the practice in previous decades. On the note of NHS programs, several 
stakeholders believed that the RHI had been very successful in converting non-residential buildings to affordable 
housing and that this program would benefit from a long-term, guaranteed extension. Stakeholders also 
mentioned subsidies to close the gap between operating and investment costs and affordable rents, specifically 
subsidies provided directly to NPHPs either in addition to or instead of subsidies to tenants. Some stakeholders 
proposed the idea of establishing NPHPs as social REITs, especially given the financial success achieved by market 
REITs. Social REITs could allow NPHPs to better compete with the private sector. These insights were considered, 
however were ultimately not included as recommendations or options given various operational and scoping 
constraints, as well as consideration of their applicability in the Canadian context.  
 
The recommendations that follow support a broader, more systemic change that will facilitate the acquisition and 
preservation of affordable housing but will also encourage NPHP sector development on the whole. While the 
current housing crisis is significant and must be addressed immediately, there will always exist in Canada a need 
for affordable housing - NPHPs are best situated to meet these needs in the long run. This position is affirmed by 
the following jurisdictional studies, which showcase several countries with a longstanding history of NPHP support 
and promising financing mechanisms.  
 

International Case Studies    
 
To identify international best practices in addressing barriers faced by NPHPs, cross-jurisdictional scans were 
conducted. While no single country has all the answers to affordable housing, several countries have a strong 
history of social housing or have adopted measures to tackle the affordable housing challenge. This report focuses 
on three such areas that could be used as models for improvement in Canada: capacity development of NPHPs, 
dedicated financing models for NPHPs, and greater support for NPHPs from all orders of the government. 
Improvement in these areas would address the structural issues faced by NPHPs in providing affordable housing 
for a sustained period of time. These case studies were reviewed with the intent of identifying the transferability 
of affordable housing programs to the Canadian context. 
 
Case studies from the UK, Australia and Denmark emphasize the capacity development of NPHPs by providing 
specific programs either via a collaborative model between national-level housing associations and the 
government or through larger housing organizations that represent several NPHPs across the country. Case 
studies from the US, Australia, Denmark, and the UK provide examples of different financial models such as social 
bonds, revolving funds, and tax credits that maintain a continuous, reliable stream of funding to NPHPs. Finally, 
case studies from Austria, Denmark, and France, demonstrate the effects of governmental support. NPHPs in 
these countries have had strong support from all orders of government in developing and maintaining affordable 
housing.  
 
Capacity development of NPHPs 
 
The below case studies provide examples of how having umbrella organizations representing NPHPs helps create 
an ecosystem for NPHPs to access several services essential for developing and maintaining their housing stock. 
These programs are built in a manner to accommodate the needs of NPHPs of varying sizes and structures.  
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United Kingdom (UK)  
 
Historically, housing associations (HAs) in the UK have received significant funding from the government. The 
Housing Act of 1974 was the first act that helped HAs receive massive public funding to build homes. Given the 
degree of support HAs received from the government, they were able to diversify their income generation when 
funding was cut by developing more homes for sale and for market rent, investing the proceeds into social homes. 
The housing sector is distinguished by the presence of a strong Regulator that ensures high standards of 
governance and transparency. The purpose of the UK Regulator of Social Housing “is to promote a viable, efficient 
and well-governed social housing sector able to deliver homes that meet a range of needs.”ci The Regulator’s 
statutory objectives include promoting and encouraging private investment in social housing. As a result, around 
£100bn of private finance is available to registered providers supporting the provision of over 2.9 million homes.cii 
 
The National Housing Federation (NHF), meanwhile, is a non-profit organization with over 550 members (housing 
associations) that provide housing to 6 million people in the UK.ciii The NHF provides tailored support to all its 
members with a special focus on smaller housing associations and rural housing associations; it serves as a bridge 
between and advocate for these smaller housing associations and the government. The NHF also provides courses 
on risk management and audits to housing organizations and personnel.civ The NHF conducts a quarterly supply 
survey which collects data on the development activities of HAs directly. Although the Department for Levelling 
Up, Housing and Communities publishes various house-building figures, they do not cover all delivery by housing 
associations.5  
 
Another resource for UK NPHPs is the Chartered Institute of Housing (CIH), a registered charity and not-for-profit 
organization. It defines itself as the “professional body for people who work in housing, the independent voice for 
housing and the home of professional standards.”cv The CIH offers training courses to help housing organizations 
overcome their everyday operational challenges.cvi The CIH operates a Housing Academy dedicated to the 
professional development of individuals and organizations engaged in the delivery of housing services. The 
Academy provides certificates after the completion of courses that serves as an indicator of skills developed via 
the program. Training is delivered by in-house experts that help CHPs adapt to the best practices in providing 
affordable housing. Courses offered by CIH include leasehold management, neighbourhood development and 
regeneration, social housing introduction for new staff, effective governance, and embracing decarbonization. 
The CIH has a branch in Canada, but interviews and research suggested it plays a smaller role in Canada. 

Australia 
  
Australian CHPs operate under a voluntary registration framework, hosted by the National Regulatory System for 
Community Housing (NRSCH), a joint initiative of the federal, state, and territorial governments.cvii The NRSCH 
seeks to support growth in the CHP sector through a consistent regulatory environment, reduce cross-
jurisdictional regulatory burden, and provide a level playing field for providers.cviii While CHPs are not obligated to 
register, registration is used as a precondition for certain funding and support services in various jurisdictions.cix 
The NRSCH disaggregates CHPs into three tiers based on the scope, scale, and complexity of the provider’s 
activities - this allows regulation and compliance enforcement to be proportionate, flexible, and targeted to the 
realities of CHPs.cx 
 

 
5 The Department for Levelling Up, Housing and Communities is the UK Government’s department for housing, 
communities, and local government in England. 
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The National Housing Finance and Investment Corporation (NHFIC) is a Commonwealth entity providing long-
term, low-cost finance and capacity building assistance to CHPs to help Australia in achieving its goals around 
social and affordable housing. The NHFIC offers a sector-wide Capacity Building Program to registered CHPs in one 
of the four areas identified under the program: risk management, property development, finance, and business 
planning.cxi The Program is aimed at projects that build individual organizational capacity and seek to address 
barriers to CHPs in developing their own housing stock. It supports CHPs’ co-investment projects with the 
government resulting in additional use of the NHFIC finance. Under the Program, CHPs can also access assistance 
from approved professional advisory service providers to help them with their application for funding. Since its 
inception in 2018, the NHFIC has provided 17 capacity building program grants to help CHPs develop their financial 
capacity and undertake new developments.cxii With over 350 registered CHPs of varying sizes and structures in 
Australia, the program has a dedicated A$1.5 million fund.cxiii The program is administered by the Community 
Housing Industry Association of Australia. The Association believes this is an excellent way to get private funding 
in the sector.cxiv In order to encourage smaller and medium-sized CHPs to take part in the program, NHFIC also 
administers grants of up to A$20,000 to help CHPs access third-party professional advisory services. The assistance 
has helped several CHPs apply for applications in a timely manner to access the fund.cxv  

Denmark 
 
Boligselskabernes Landsforening (BL) is a cooperative social housing association that is both the interest and 
industry organization that represents 700 non-profit housing associations. These associations manage 20 percent 
of Denmark's dwellings. Non-profit housing exists in every municipality of Denmark and almost all the non-profit 
housing associations are part of BL.cxvi The organizations under BL are a mix of co-operative and social 
philanthropic associations. Non-profit housing associations work in a highly regulated market with the aim of 
providing dwellings at reasonable rents and giving tenants the right to influence their living conditions. BL engages 
in annual training of residents and personnel in tenant democracy,6 management and administration on social 
housing policy, housing administration and elected representatives’ rights and competencies. They also assist 
member organizations in interpreting rules around administration audits, budgets and accounts, rental rules 
among others.cxvii 

 

The idea is to develop capacity in all the key players of the non-profit housing framework. BL acts as a bridge 
between social housing organizations and the political authorities where it represents the needs and the 
expectations of the non-profit associations in the housing framework. By virtue of being under an umbrella 
organization, these associations are more financially able to experiment with local welfare by providing social 
activities in collaboration with municipalities that benefit the entire local community. Some of the focus areas 
include children and youth, education and employment, health, and residential activities.  
 
Greater government support for NPHPs 
 
In many countries, NPHPs and governments, especially at the local level, have partnered to develop and 
implement public service programs. Though not directly focused on acquisition and preservation of existing 
buildings, countries achieve their affordable housing objectives by supporting NPHPs using a wide array of policy 
instruments.  

 
6 Denmark’s housing associations operate under tenant democracy where each individual housing estate elects a tenant 
board where tenants have the majority in the board. 
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Austria 
 
In Austria, state intervention with the aim of correcting failures in the housing market is a longstanding 
tradition.cxviii Austria has a well-developed collaborative housing model where NPHPs and the different levels of 
government jointly provide affordable housing. Non-profit housing is deeply dependent on state intervention, at 
least at the outset, when the economic viability of NPHPs is not completely guaranteed.cxix At the central level, the 
Non-Profit Housing Act contains numerous rules for NPHPs, which in Austria deliver roughly 24 percent of rental 
housing.cxx This includes provisions for “cost based” rent-setting, regulation of NPHP activities, the obligation to 
reinvest gains into housing construction and refurbishment, tenant involvement, and the monitoring of the non-
profit housing sector (by the state and the NPHP umbrella body).  
 
At the regional level, states offer their own housing subsidy schemes, which are co-financed by contributions from 
the central government. Greater emphasis is placed on the provision of supply-side subsidies to NPHPs, like public 
loans for housing construction and renewal, rather than demand-side assistance. There is a political consensus 
that housing provision should not be left to the “free market,” but instead should be a key responsibility of public 
policy.cxxi 
 
The role of the municipalities is particularly strong. At the local level, NPHPs benefit from discounted land prices, 
which is a form of indirect subsidization by municipal governments.  A prominent municipal strategy is to purchase, 
re-develop, and allocate brownfields to NPHPS,7 often via developer competitions to maximize public benefits. In 
return for providing land, local authorities secure the right to nominate a share of first (and subsequent) rents. In 
addition, municipal councils in Austria have a strong say in spatial planning strategies, such as defining a particular 
need for house types and social housing in their area.cxxii Lastly, as a municipal strategy to support NPHPs, Vienna 
acquires land on behalf of NPHPs.cxxiii 

Denmark   
 
The governance and financial model underlying Denmark’s NPHPs offers lessons for other cities and countries that 
are considering how to affordably boost affordable housing provision without creating a burden on public 
finances. In Denmark, NPHPs are tax-exempt and receive a public guarantee on their mortgages, a form of indirect 
state subsidy. For Denmark’s NPHPs, the flow of funding begins with municipal governments, which provide 
interest-free municipal loans that run for up to 40 years. Municipal governments provide 8 percent loans for units 
under 90m2, 10 percent loans for units between 90 and 105m2, and 12 percent loans for units over 105m2.  
 
The Danish experience demonstrates how a NPHP institutional framework and associated revolving funds model 
(described below) can take on a crucial public responsibility. However, other countries and cities considering 
establishing a NPHP system will need to consider the fact that the Danish model requires an initial large-scale 
investment by state, private, or civic actors. The manner in which this investment occurs and the 
institutionalization that it enables, are crucial for the ability of the NPHP sector to withstand intervention from 
external actors.cxxiv 

France   
 
Beginning in 2000, multiple levels of government implemented France’s housing policies as part of a shared 
strategy and focused on four approaches: producing additional permanent affordable units; utilizing public land; 

 
7  “Brownfields” refer to previously developed lands that are not currently in use. 
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developing financial and regulatory incentives; and requiring municipal planning to meet metropolitan goals.cxxv 

To prioritize social housing, the French government mandated that 30 percent of regional housing stock be social 
housing by 2030, from 23.5 percent in 2015. Similarly, national legislation required cities to achieve 25 percent 
social housing by 2025. As municipal housing production advanced due to a strict national mandate, cities that 
valued housing for higher-income families produced more units overall as they were required to incorporate social 
housing into new developments.cxxvi 
 
A number of financial incentives were developed by local, regional, and national governments.  The national 
government supported social housing construction by providing reduced land purchase prices and reduced 
construction value added tax for social housing projects. The regional government increased direct housing grants 
and local governments reduced property-tax burdens for new affordable housing. Alterations in the national 
building code in 2014 and 2015 also reduced expensive accessibility requirements and a 2014 national law 
eliminated floor-area-ratio limits in local plans, both of which further reduced costs for social housing projects.cxxvii  
 
City councils historically have been more concerned about maintaining the status quo but the national and 
regional governments developed enforcement policies to ensure compliance.cxxviii The national government 
deployed data systems to identify where housing was built and rigorously imposed budgetary fines on 
municipalities not on track to achieve their 25 percent social housing goal, encouraging cities to accelerate social 
housing projects. To curb parochialism encouraged by local planning practices, laws were passed in 2014 and 2015 
that transferred zoning and public housing authorities to new sub-regional entities.cxxix 
  
Funding models for acquisition and preservation 
 
The below explores funding models employed abroad that could be adopted in whole or in part by CMHC as 
mechanisms to acquire and preserve affordable housing. These approaches leverage varying degrees of private, 
non-profit, and public investment in the housing sector to make units more affordable.  

United States  
 
Low-Income Housing Tax Credit 
 
The Low-Income Housing Tax Credit (LIHTC) is what the Congressional Research Service calls “the federal 
government’s primary policy tool for encouraging the development and rehabilitation of affordable rental 
housing.”cxxx Created in 1986, the LIHTC applies to new construction, acquisition and renovation of existing units, 
and refinancing for existing affordable units. Most types of rental units are eligible with a sliding scale of income 
affordability requirements. The LIHTC makes affordable housing acquisition and preservation more appealing 
through its competitive process and the portability of the credit. State housing agencies award the federal credit 
to developers or housing owners through competitive bids. The developers, in turn, sell the credits to private 
investors. These investors can then claim the credit, which is worth 9 percent of the project’s “qualified value 
basis,” or expressed differently, 70 percent of present value, for 10 years.cxxxi, 8 By selling the credit to investors, 
developers receive equity. Investors in many cases can make better use of the credits, which are non-refundable 
because they have larger tax liabilities. The LIHTC combines federal tax expenditures, state housing agency 
planning, private or non-profit development, and private investment to lower acquisition and preservation costs. 
The end result, according to the US-based Tax Policy Center, has been the creation or rehabilitation of over two 
million affordable units since the tax credit’s creation.   

 
8 There is another LIHTC pathway, the 4% credit, that amounts to a 30% subsidy, but that requires the simultaneous use of 
bond financing. The 4% credit is not discussed here even though in practice it usually goes toward rehabilitation. 



 
 

 
 

21 

Acquisition and Preservation of Affordable Rental Housing in Canada 

   
Revolving Funds and the Community Development Block Grant 

Another approach used in the US is revolving loan funds. After an initial contribution, often from a government 
source, a revolving fund is a self-sustaining financing option. At any given time when a NPHP draws from the 
revolving fund, the fund is simultaneously replenished through payments on previous loans. NPHPs can obtain 
loans from revolving funds if they need bridge financing, want to refinance at lower rates, or need funds quickly 
to purchase units. Several jurisdictions in the US have established revolving funds using Community Development 
Block Grant (CDBG) funding. The CDBG is a federal grant program that, as a block grant,9 is meant to be flexible. 
It targets lower-income communities and provides funding to states and directly to counties and cities that meet 
certain criteria. 
 
Proceeds from CDBG-funded projects can be placed into an interest-bearing revolving fund account, although the 
interest earned must be remitted to the federal government. Nevertheless, depositing proceeds into a revolving 
fund allows jurisdictions to stretch their CDBG dollars further and create a readily accessible funding source for 
future affordable housing projects. Examples of affordable housing revolving funds are the Santa Barbara Housing 
Trust Fund, in Santa Barbara County, California, and the Affordable Housing Investment Fund in Arlington County, 
Virginia. This investment fund has financed the creation of over 6,500 affordable units since 1988.cxxxii  

Denmark  
 
Despite a drastically different approach to housing compared to the US, Denmark also leverages revolving funds 
in its non-profit rental sector. NPHPs focus on keeping rental revenue within the system by contributing to two 
non-profit funds, the National Building Foundation and the Danish Building Defects Fund.cxxxiii These funds allow 
the sector, as a whole, to spread risk and pool resources. As mentioned previously, NPHPs in Denmark are tax-
exempt and their mortgages have government backing.cxxxiv The Danish revolving model works over the long term. 
Over the course of 30 years, housing associations pay off their mortgages, and in the ten years following they 
repay government subsidies. After year 40, income stays in the non-profit system and becomes part of the 
revolving fund, which is accessible sector-wide. NPHPs have a readily accessible source of funding for repairs, 
acquisitions, and other uses. The Danish model blends favourable government treatment with a sector-wide 
approach from non-profits that becomes self-sustaining in the long term. 

Australia  
 
Australia takes a different approach in financing affordable housing acquisition and preservation: social bonds. 
The NHFIC has issued almost A$2 billion in six bond offerings beginning in 2019 as part of the Affordable Housing 
Bond Aggregator (AHBA).10 Bond proceeds can only go toward affordable housing efforts that conform with the 
United Nations’ Sustainable Development Goals and the bonds conform to International Credit Market 
Associations social bond criteria. These social bonds are attractive to investors as they have the backing of the 
Australian government. The AHBA issues social bonds in wholesale capital markets in order to provide long-term, 
low-interest loans to registered CHPs. The savings from the favourable loan terms can then be put toward 
acquiring and preserving affordable housing units. Social bonds, it is important to note, are not social impact bonds 
(SIBs, Appendix B8), a similar concept that is also a promising funding model for affordable housing. Australia’s 

 
9 A block grant is an overall sum provided by a higher order of government to a lower level, with the funds dedicated to a 
general goal (e.g., health care), but the lower order has flexibility in allocating funds to specific projects. 
10 A bond aggregator pools the capital needs of numerous individual entities, in this case NPHPs, to reduce overall financing 
costs. Having a single bond aggregator is more efficient than having each entity conduct one-time transactions. 
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social bonds, in contrast, are more similar to existing green bonds and tie into the growing interest in CSR and 
environmental, social, and corporate governance (ESG) standards among investors. 
 
While fairly recent, the NHFIC has seen success in its social bond approach. A 2021 review by the Australian 
Department of the Treasury found, “The Affordable Housing Bond Aggregator has exceeded initial expectations. 
It has become one of the largest issuers of social bonds in the Australian domestic market and has provided 
community housing providers with lower-cost, longer-term finance.”cxxxv In addition to providing CHPs with better 
financial terms to acquire new units, AHBA refinancing on the loans underpinning existing units has also helped 
to improve CHPs’ financial outlook. The Treasury review notes that the longer-term loans available through the 
AHBA better match debts to assets, as housing units have lives measured in decades, not years. The NHFIC claims 
to have saved CHPs A$490 million in interest payments tied to 15,000 new and existing units.cxxxvi  

United Kingdom 
 
The UK provides another example of how bonds and bond aggregators can improve the financial position of 
community housing providers and enable them to preserve and acquire affordable housing. The Housing Finance 
Corporation (THFC) was established in 1987 as a not-for-profit organization via a combined initiative of the UK 
Government Housing Corporation and the National Housing Federation.cxxxvii The UK model served, in part, as 
inspiration for the Australian NHFIC via the work of the Australian Housing and Urban Research Institute.cxxxviii 
THFC’s bond aggregation allows smaller HAs to access long-term debt financing of up to 35 years at competitive 
rates that are within two percent of those issued by the UK Treasury.cxxxix THFC issues long-term bonds in capital 
markets and then lends the proceeds to housing associations. As a not-for-profit, THFC’s surpluses are retained 
and reinvested to ensure it can continue to provide competitively priced funding for HAs in the long run. Over the 
years, THFC has developed a lending capacity of £7bn.cxl Funds raised are solely given to registered providers of 
affordable housing.  
 
THFC has been able to leverage its ties with the UK government, National Housing Federation, and European 
Investment Bank (EIB) among other finance and housing bodies in coordinating investments in the affordable 
housing market. THFC has financed the Affordable Homes Guarantee Scheme which saw some of the lowest rates 
of funding ever achieved for HAs, and the establishment of bLEND,cxli a financial aggregator that finances the 
acquisition, repair, and development of affordable housing via bonds.cxlii  
 
Through a collaborative funding model, THFC has facilitated a variety of community-based schemes, employment 
opportunities and environmental incentives, with HAs having a direct focus on providing services for their tenants. 
This model is especially useful for smaller HAs that can access funding from the THFC to sustain and undertake 
their current and future projects. THFC’s aggregation scheme demonstrates the long-term viability of bond 
aggregation, including during the 2008 global financial crisis. THFC’s success has spurred the creation of several 
other bond aggregators in the UK. Similar to the frameworks of the NHFIC and AHBA in Australia, the THFC issued 
a “Social Bond Framework” in 2021 that defines how THFC bond proceeds can be used by HAs.cxliii Since the HAs 
under THFC use a mix of grant funding, rental income, and build-for-sale development to fund the provision of 
affordable housing, the corporation offers risk diversification to investors (especially private) across the portfolio 
of instruments and borrowers. As a corporation developed partly by the UK government, THFC with its portfolio 
diversification mechanism, has been successful in bringing in private finance that continues to play a significant 
role in funding the provision of affordable housing in the UK. 
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Recommendations  
 
The following section outlines three groups of recommendations that, if implemented, would support NPHPs in 
acquisition and preservation activities. The current conditions within the NPHP sector will require a significant 
investment of resources. While the federal government is best resourced to support NPHPs, it is not feasible for 
such an investment to be sustained indefinitely. Therefore, these recommendations seek to provide assistance 
that will give NPHPs the skills capacity and financial room to become more self-sustaining, reducing the need for 
such sustained government support in the long term.  
 
In light of the key barriers identified for NPHPs, capacity building of NPHPs have been identified as an important 
area of improvement. Capacity development strategies would equip NPHPs to go through the application process 
at the speed that is required to access funds in a timely manner. The development of sector-specific skills and 
better management of their existing portfolio would help NPHPs compete with private investors while accessing 
program funds and loans from banks and other institutional lenders.  
 
The critical role of municipalities, the need to provide them greater funding, and the support they can provide to 
the nonprofit sector in meeting the affordable housing challenge emerged as recurring themes in reviewing the 
literature, stakeholder interviews and also in the international jurisdictional scan (Appendix B5). While both non-
market and market developers face the same municipal regulatory compliances and challenges, the impacts are 
more acute for the not-for-profit and co-op housing sectors, given their limited ability to access additional capital 
and equity to invest in a project. Reducing capital and operating costs by municipal contributions such as property 
tax exemptions can thus become critical in offsetting capital and long-term operating costs, increasing 
affordability, and enabling projects to leverage necessary contributions from other funders.  
 
Another challenge identified in stakeholder interviews was the absence of a reliable, guaranteed source to 
facilitate the acquisition and preservation of affordable units. The current structure of NHS programs presents 
barriers in two ways: NPHPs must compete for funding with different entities, including government and the 
private sector, despite facing significant disparities in their capacity to participate in the funding application 
process, and the length and requirements of the application process means that NPHPs are not able to receive 
the funding fast enough and risk losing affordable housing to the market. The below draws on the international 
examples described earlier in to also analyze funding models that CMHC could implement, dedicated to the 
acquisition and preservation of affordable rental housing.  
 
The sections below include options that were considered but ultimately not selected as final recommendations. 
These options have been discussed on the basis of their merits and considerations. The final recommendations 
include a description of the merits and considerations, as well as the feasibility, government implications, sector 
capacity, cost and benefit indicators, and action plans for each. 
 
Capacity building of NPHPs 
  
Option 1: Capacity building grants   
 
CMHC would increase funding to the Sector Transformation Fund, specifically allocated to capacity building grants. 
The Community Housing Transformation Centre (CHTC) would issue these grants to NPHPs to help in financing 
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greater capacity development training.11 Grants would be allocated based on the needs and the size of the NPHP. 
While CMHC would provide the grants, NPHPs would be responsible for sourcing third-party capacity-building 
training providers.  
  
Merits 
 
A key benefit of these grants is that NPHPs would have more flexibility in deciding the kind of capacity 
development training that is suitable and necessary for the size and structure of their organization. They may be 
able to apply and access these grants when convenient for them, thus ensuring that they are better able to 
maximize their resource allocation to receive the training. Issues such as short-staffing and conflicting priorities 
could be avoided by seeking training services when suitable to the NPHP. Grants would also be beneficial for CMHC 
operationally as their role would be limited only to funding approval and provision; no significant administrative 
engagement would be required. Only a dedicated team handling the criteria management and approval of grants 
would be required to operationalize this recommendation. The capacity to issue such grants already exists in the 
CHTC’s organizational structure. Additionally, these grants would only require budgetary approvals from the 
federal government rather than legislative changes.  
  
Considerations   
 
It may be challenging to develop a threshold of grants and the criterion of their selection; while the CHTC currently 
caps all grants at $150,000, the Australian NHFIC provides professionalization grants of only A$20,000. There may 
be the risk of missing out on smaller NPHPs since they would have to compete with limited resources with larger 
NPHPs in securing these grants. It may also be difficult to track the outcome of these grants due to the subjectivity 
in measuring the skills adapted by personnel after a professionalization training. With no uniformity in the third-
party training providers that would be accessed by NPHPs, it would be difficult to gauge the quality and 
effectiveness of these training programs, thus making the development of an accountability mechanism of these 
grants difficult. Additionally, given the time taken to approve those proposals, NPHPs may not receive these grants 
when most needed. 
 
There may not be across-the-board development of skills in the sector, which may pose a problem in removing 
barriers in the long run for all NPHPs. These grants could add to the administrative issues already faced by NPHPs 
given that they would have to apply for grants several times to maintain continuous development of their skills. If 
the application process appears to be cumbersome smaller NPHPs might not participate in this program, thus 
defeating one of the crucial objectives of this recommendation for the NPHP sector.  
  
Option 2: Creation of a new centre to provide capacity building training 
 
A new centre would be created under CMHC that would be solely responsible for directly providing capacity 
building training. Concept planning, risk management, project management, portfolio diversification would be 
some of the basic activities provided by the centre. The centre would first focus on preparing training modules 
that help in managing acquisition and preservation projects. Modules would be designed to incorporate the needs 
of small to medium-sized NPHPs. Following the success of this project-specific training, the centre could broaden 
the nature of the training provided to be more suitable for the entire affordable housing landscape. 
  

 
11 The Community Housing Transformation Centre is an NHS initiative that seeks to support CHPs in their work, drive 
transformation and growth, and stabilize the community housing sector in Canada. An outline of the current CHTC structure 
and activities can be found in Appendix B4.   
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Merits 
 
A centre solely dedicated to improving the capacities of NPHPs would be able to deliver focused training, given 
the clear mandate and vision of the centre. It would reduce the efforts of NPHPs in finding a third-party training 
provider and improve the consistency of the quality of training across the sector. Since the body would be housed 
within the CMHC, it would be able to better guide and train NPHPs in accessing programs offered by the CMHC. It 
would also be easier to maintain the quality of training provided based on the feedback it would receive from 
NPHPs of different sizes from across Canada. This feedback would also help CMHC review its administrative 
procedures in light of the capacity of the NPHPs. The centre would act as a common learning platform fostering 
greater learning between NPHPs of different sizes and from different provinces.  
 
Considerations 
 
The creation of a new centre would require legislative and budgetary approvals, which would be a time-consuming 
process. The inception of the centre and the training programs would be dependent on these approvals which 
could delay the overall implementation of this option. It is a resource-intense option, as it requires both a 
substantial budget and human resources to ensure optimal effectiveness. A new space to conduct training, a team 
dedicated to the development and implementation of the program, and a team to monitor and evaluate the 
training modules to ensure quality would need to be considered in implementing a program from scratch. Since 
the budget requirement would be substantial, reallocation of existing funds under CMHC would not likely be an 
option. CMHC would also have the additional task of retaining training providers that would be suitable to provide 
such professional development training at a federal level, i.e., are aware of the situation of the housing crisis in 
different provinces and can also tailor-make modules suitable to the needs of different NPHPs. Some of the 
services provided by CMHC, like providing experts to NPHPs when accessing specific programs, may duplicate 
existing efforts of other organizations. Given that a team from CMHC would develop the program, the centre and 
its programs may not necessarily be sector-led. Exhaustive stakeholder consultations would be needed to draft 
the training programs. This would involve additional engagement from NPHPs, which may not be feasible for 
smaller ones given their limited resources and competing priorities. A new body would also have to foster new 
relationships with NPHPs, which is important for their participation in such programs.  
 
Recommendation: Rebalancing the priorities of the Community Housing Transformation Centre 
 
CMHC should amend the agreement between the CHTC and CMHC to ensure that the direct delivery of trainings 
and expert services makes up a larger portion of CHTC activities. The current agreement identifies providing CHPs 
the access to capacity building tools, technical assistance, and resources as one of the key responsibilities of the 
CHTC.cxliv However, the majority of the CHTC’s current activities focus on the provision of grants to NPHPs. In 
transitioning towards more direct training and expert service delivery, the CHTC should first provide training and 
services that support the acquisition and preservation of affordable housing. This should be done in collaboration 
with organizations currently doing such work. Funding for this transition could be allocated from the STF or 
through new funding.  
 
Merits 
 
By having these services directly offered through the nonprofit-led CHTC, NPHPs may receive tailored trainings, 
allowing them to become more self-sustainable, and ensure they have the capacity and knowledge to better 
engage in decision-making processes. Part of the objective of the CHTC is the long-term sustainability of the NPHP 
sector. By enhancing the professional capacity of NPHPs, they will be better able to diversify portfolios and 
generate revenue through various means, allowing them to better compete for CMHC funding, be viewed as viable 
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partners by the private sector, and ultimately mitigate the need for public support in the long term. Given that 
the CHTC is already established and has been operational for the past two years, fewer resources would be needed 
and the majority of organizational resources would only be required in evaluation of the CHTC and in undertaking 
revision of the CHTC’s operations.  
 
Greater credibility may be given to NPHPs by receiving trainings and services from one body. Establishing a federal 
body as the coordinating entity would allow provincial level NPHP associations to focus more on distinct, local 
needs with their available resources, as has been done in a recent agreement with the Government of Nova 
Scotia.cxlv By bringing together NPHPs across the country, big and small, re-balancing the CHTC in this way will 
better facilitate learning opportunities between these different NPHPs. The existing institutional network of the 
CHTC would be bolstered by the addition of direct service delivery to create a national NPHP network. 
 
Considerations 
 
Acknowledging that the CHTC has only been operational for two years, there was very little mention of the CHTC 
in the stakeholder interviews conducted for this report; those that did mention the CHTC were not very aware of 
its structure or programming. Rebalancing the CHTC priorities in the manner recommended would require 
significant promotion by both the CHTC and CMHC to ensure that the time and resources are adequately used by 
the intended audience. Further, providing services to the multitude of NPHPs in Canada, each different in size, 
existing capacity, and professional needs, may create administrative and program delivery challenges for the 
CHTC. It would also require more resources dedicated to needs assessments, program planning, and delivery, 
especially in the short run. The CHTC would also have to hire or retain trainers and experts in the area of 
acquisition and preservation, which would be an additional cost and may take some time to identify the best 
individuals. To have the greatest degree of impact for NPHPs, this rebalancing should be done with the view that 
it will be in place over the long term, increasing the resource considerations for CMHC. The CHTC would also have 
to consider the demand for services and trainings related to acquisition and preservation. The demand should be 
balanced against the available resources and may result in limited access for NPHPs in the short run.  
 
Feasibility 
 
Although the CHTC has a significant degree of operational autonomy from CMHC, amendments to the agreement 
must be reached in a mutually agreeable manner. Therefore, there may be feasibility challenges in finding 
agreement between the two parties. Seeking legislative and budgetary approvals to change the way the STF is 
allocated or accessing new funding would be an additional feasibility concern. 
 
Expansion of CHTC activities may be seen by provinces and perhaps some municipalities as creating a parallel 
system to similar services within their jurisdictions and could therefore be viewed negatively by lower orders of 
government. However, a recent $2.5 million agreement to provide access to funds, tools, and expertise to Nova 
Scotia CHPs, funded by the Government of Nova Scotia and managed by the CHTC, suggests that there are 
opportunities for lower levels of government to offer existing services through the CHTC, therefore reducing or 
eliminating some of the administrative burden and human resources needs.cxlvi  
 
Initial uptake by NPHPs may be slow given their current capacity and ability. This should be anticipated in re-
balancing the CHTC and not viewed as a program failure. The ability to draw upon NPHPs and other organizations 
to provide training and services may also be limited for the same reasons; caution should be used in making 
significant requests of NPHPs. 
 
Cost-Benefit Analysis 
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Costs Benefits 

Additional staff/experts for CHTC Improved efficiency of NPHPs  

Time spent negotiating, re-structuring, planning Greater number of existing affordable housing units 
acquired and/or preserved  

Travel costs for in-person service/training delivery Reduced spending on affordable housing programs 
by government in the long-term  

Communications  Increased partnerships (investment or working) 
between NPHPs and private entities  

 
Action Plan  
 
Consultation: Consultations with the CHTC should be conducted to understand how their existing resources could 
be reallocated to incorporate greater collaborative capacity building trainings and services for NPHPs. 

Consultations should also be held with larger NPHPs and other organizations that currently provide similar training 
to better understand the ideal training design and how the CHTC can support or supplement their activities. 
Consultations should consider distinct provincial and territorial needs to ensure focus is given to the regional 
barriers NPHPs face in acquisition and preservation. 
 
Evaluation of Sector Transformation Fund & NPHPs Needs Assessment: Since the STF is dedicated to providing 
services to increase the capacity and efficiency of NPHPs, an evaluation of this fund should be undertaken to 
determine the effectiveness of the current grant allocations. At the same time, a needs assessment should be 
conducted to determine what the priority needs are for NPHPs from a body like the CHTC, their engagement with 
CHTC programs, and their current capacities. Decisions on the reallocation of resources would be made based on 
this evaluation and assessment. 
 
Training Systems: Following the consultation, training modules should be developed to cater to the needs of 
NPHPs. Modules should differ depending on the size of the NPHPs and would include portfolio management and 
diversification, business planning, risk assessment and mitigation strategies, and administrative capacity 
development among others. To maintain quality and uniformity, a Training of Trainers (ToT) workshop should be 
conducted.12 
 
Monitoring and Evaluation: A monitoring and evaluation framework should be created to collect data on the 
training modules to make them specific to the needs of the NPHPs. Monitoring the program would help the CHTC 
make necessary changes to avoid loss of resources in programs that may not be most effective. The CHTC should 
also conduct a feedback survey to help in identifying gaps in training modules and services to make them more 
suitable for the needs of the NPHPs. 
 
Communication and Outreach: The success of this recommendation depends on the enrollment rate of the NPHPs, 
which will require their awareness of this new system. A communication plan should be developed to make NPHPs 

 
12 The Training of Trainers (ToT) model is intended to engage master trainers in coaching new trainers that are less 
experienced with a particular topic or skill, or with training overall. A ToT workshop can build a pool of competent 
instructors who can then teach the material to other people. 
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across the country aware of the new capacity building training program and services under the CHTC. Special 
attention would be given to ease the visibility and the accessibility of the program to smaller NPHPs. 
 
Recommendation 2: National registry for NPHPs  
 
CMHC should develop, implement, and manage a registry for all NPHPs across Canada. NPHPs would be asked to 
register under this new system and would be contacted on a periodic basis to gather information on their assets, 
activities, or other relevant information. This registry would ideally serve to provide high-quality, accurate data 
and information to all levels of government as well as NPHPs. The system could also serve as a repository of NPHP-
operated affordable rental housing, which would support acquisition of existing affordable housing by flagging 
buildings for sale to other NPHPs. The system could also be jointly managed by another entity such as Statistics 
Canada, the CHTC, or third party. If there is insufficient uptake of registration by NPHPs, the federal government 
could amend the National Housing Act to include a mandatory NPHP registry to support housing research (under 
Part IX, sec 74).cxlvii  
 
Merits  
 
There is a significant data gap across Canada regarding the number of NPHPs and their affordable housing stock. 
By having a centralized registry, NPHPs and government would be better able to understand the sector and also 
gain insight into how NPHPs can be best supported by the federal and other levels of government. The system 
would also facilitate data sharing, a gap that was identified in stakeholder interviews. In the long term, this registry 
could also serve as a mechanism for NPHPs to be subject to evaluation activities, enforcing the accountability and 
credibility of the sector, and could also provide favourable access to funding through CMHC. Similar registration 
processes and requirements exist in the UK and Australia. Such requirements should be phased in and sensitive 
to the capacities of NPHPs. A federal registry solely for NPHPs would provide an opportunity to track affordable 
housing owned by the sector. In instances where affordable housing will be placed on the market in the event of 
potential sale, this database could offer the opportunity to offer such housing to other NPHPs first, ensuring it is 
not lost to the private sector. 
 
Considerations  
 
As there are existing data collection efforts for and by NPHPs across the country, establishing a centralized, federal 
registry would require an assessment of these efforts to ensure that there is minimal duplication. Although NPHPs 
have established relationships with CMHC and other government entities, there is a risk that NPHPs may not view 
this form of information collection as desirable, which could influence the success of the system. NPHPs are a 
diverse group and their activities have been relatively unregulated by CMHC to this date. By CMHC establishing a 
national registry, the current relationship between CMHC and NPHPs would change, which may require some 
degree of attention.  
 
Feasibility  
 
Establishing this system would require preliminary efforts on behalf of CMHC to understand the data needs and 
how to manage the data collection in the most efficient manner. As mentioned above, the willingness of NPHPs 
to register and participate would be a key factor in the feasibility of the system. The full success of this registry 
would be observed in the long run, given the need for relationship-building and establishment of the database. It 
would likely be necessary to introduce the system as just a means of collecting information on the operations of 
NPHPs. However, the use of the registry to support acquisition in this way would require more research to 
determine whether this is a feasible use of the system.  
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To avoid duplication of data collection by various levels of government, CMHC would have to establish new 
collection standards and build partnerships with governments currently collecting this data. Managing this registry 
in the long term would also require an addition in current efforts by CMHC. The capacity for this type of work in 
the long term by the federal government will be a key consideration for success.  
 
The ability and willingness of the sector to participate in this system is a necessary consideration. For NPHPs to 
see the benefit in this registry, they should have access to data on demand in a timely manner. NPHPs may not 
have the capacity to participate in data collection processes given the multiple competing priorities facing many. 
Additionally, some of the smaller NPHPs may not have well-developed data collection and storage infrastructure 
themselves, which may result in more time and effort needed to share the data and in the quality of data provided. 
If it is deemed necessary to make registration compulsory, buy-in by NPHPs would be a key consideration for 
success. 
 
Cost-Benefit Analysis  
 

Costs Benefits 

Infrastructure for registry and related processes More existing affordable housing stock retained and 
protected 

Needs assessment to reveal data and data quality 
gaps  

Reduced data collection efforts by NPHPs  

Human resources required to manage and carry out 
data collection processes OR funds for contracts to 
third party  

Less time spent looking for and accessing relevant data  

Communication with NPHPs   

Administrative costs   

 
Action Plan  
 
Consultation: CMHC would consult with Statistics Canada or the third-party organization who will be contracted 
to develop and manage the registry to gain an understanding of the possibilities in data collection and any 
constraints. To understand their distinct data needs, their perspective on such a system, and any barriers they 
may experience in participating, CMHC should also conduct consultations with NPHPs to explore the reception of 
NPHPs to the registry, possible evaluation requirements, and offering favourable access to funding.  
 
Needs Assessment: CMHC, or a contracted third party, would need to conduct a needs assessment of the current 
and most pressing data gaps in the NPHP sector and in affordable rental housing. The needs assessment could 
also be used to determine whether the existing data collection methods are useful to government and NPHPs so 
that this could also be addressed in the new system. The sharing of any data from the registry must follow federal 
guidelines and should ideally be regularly accessible to NPHPs.  
 
Monitoring and Evaluation: CMHC would develop a monitoring and evaluation framework to ensure that the 
registry is working effectively and meeting the needs of CMHC, other levels of government, and NPHPs. The type 
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of information collected, the quality of the data, and the frequency that the information is used are all possible 
areas for such monitoring and evaluation activities.  
 
Communications: An effective communication plan would be developed by CMHC, possibly in collaboration with 
NPHPs. This plan should be rolled out in advance of the actual launch of the registry to ensure that all NPHPs are 
aware of the new system and what would be required of them. Ongoing communications would also be required 
to notify NPHPs of changes, upcoming data collection initiatives, and when data is available for their access. 
 
Greater government support for NPHPs 
 
Option 1: Right of first refusal or the pre-emptive right to acquire property 
 
The federal government could encourage municipalities to adopt right of first refusal (ROFR) bylaws, as has been 
done by Montréal's. Montréal’s municipal council has adopted a bylaw implementing the ROFR (Annex B3), 
guaranteed by section 151.2 of the Charter of the Ville de Montréal, the metropolis of Québec, in 2018.cxlviii By 
leveraging powers over land and financing, municipalities can create environments in which NPHPs thrive. In the 
acquisition and preservation context, municipal intervention in the sale of existing properties could go far in 
helping NPHPs keep units affordable. 
 
Merits 
 
The Danish, Austrian, and French models of direct municipal involvement in the establishment of affordable NPHP 
housing demonstrate the importance of municipal intervention in housing matters. Montréal’s ROFR gives the 
City the option of acquiring property for public space, parks, housing, communal or institutional equipment, 
heritage building preservation, and land reserves, as well as expropriating neglected assets from their owners - 
these aspects could be reflected in similar bylaws in other municipalities. This bylaw was developed with approval 
and support of the province of Québec, following the introduction of Bill 121, which provided certain rights and 
subsidies as well as an annual economic development subsidy of $50 million by 2021.cxlix This demonstrates a 
willingness for both provinces and municipalities to collaborate on affordable housing solutions. To facilitate the 
process, the Expropriation Act, in which the government can acquire property if it judges that the land is necessary 
for public infrastructure, may be utilized to make the legislation more effective.cl  
 
Considerations 
 
While ROFR may aid in the acquisition and preservation of affordable housing units, no assessment of its 
enactment in Montréal has been conducted. Although the bylaw was adopted in 2018, the city did not first use 
their ROFR powers until 2020. This suggests there may be constraints in using ROFR even if enacted. The revenue 
streams available to Canadian municipalities are limited to residential and non-residential property taxes, 
development charges, and user fees. While municipal expenditure obligations have increased over time in various 
areas, revenue growth has not kept up.cli Given that municipalities experience severe fiscal limitations, they would 
struggle to find sufficient financial resources to acquire the assets and prevent loss to the market. Smaller 
municipalities encountering such severe financial difficulties would be in a more disadvantageous position to 
utilize the ROFR. Given the different legal procedures that this would entail, as well as the possibility of lawsuits, 
municipalities may be hesitant to take on the responsibility.clii  
 
There is currently no mechanism in place to consolidate information on the properties that are for sale, the 
financial resources necessary to acquire them, or a list of NPHPs to whom the property could be transferred to 
maintain its affordability. This lack of data would be a significant barrier to making proficient decisions and 
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establishing a system to collect that data would also require additional resources, time, and preparation. Last but 
not the least, Section 92(13) of the Constitution Act, 1867, gives provincial legislatures in Canada the ability to act 
on the property and civil rights in the province. Hence, the municipalities may face constitutional impediments in 
being able to employ the policy tool freely.cliii  
 
Option 2: Revised Housing Accelerator Fund 
 
CMHC could revise the proposed HAF to include the removal of municipal barriers in the acquisition and 
preservation of specifically low-income affordable housing. The policy work on the HAF is still ongoing.  
 
Merits 
 
Because this new financing stream has already been established, adjustments may be easier, with less 
administrative effort and fewer agreement amendments. Furthermore, because federal-municipal transfers are 
notoriously difficult given the powers of provinces, it would be prudent to take advantage of this opportunity to 
provide direct funds to municipalities. Finally, successful integration of affordable housing acquisition and 
preservation through the HAF would financially enable municipalities to better respond to local needs, a core need 
of municipalities identified by stakeholders.  
 
Considerations 
 
There is no explicit affordable housing element in the current HAF. By revising the HAF to include affordable 
housing acquisition and preservation and expanding the current program’s mandate beyond new construction, 
the HAF program will have a greater impact on affordability. However, approving acquisition and preservation as 
one of the HAF's deliverables would require re-negotiation of the program with provinces and municipalities, and 
additional capital or a reallocation of current resources. Since the policy process is already underway, the 
adjustment process may encounter some delays and complications.  
 
Recommendation: Federal Pilot Program for Property Tax Rebate 
 
The federal government would effectively exempt NPHPs in approved municipalities from all property taxes for 
the duration of the program by issuing an equivalent tax rebate. Municipalities would be asked to apply to the 
program and would be selected based on predetermined criteria. The NPHPs in selected municipalities would 
receive rebates from the federal government for a period of five to ten years. If a subsequent evaluation finds the 
pilot program to have a positive effect on NPHPs, long term sustainable mechanisms could be put in place at the 
provincial and municipal level to continue the program by offsetting the revenue loss through alternative means. 
The federal government could also negotiate with the provincial governments to share the costs as currently being 
done under the bilateral agreement framework.  
 
Merits  

A property tax rebate is likely to help NPHPs in two ways. Firstly, it will reduce the cost of operating their current 
affordable housing stock, preserving it in the non-market sector. Secondly, it will free up money for new capital 
investments and new acquisitions. Improved long term financial viability and sustainability for NPHPs would 
incentivize more affordable housing projects; exempting NPHPs from property taxes would also ensure more of 
their resources are available for their services and operations. Property tax exemptions are particularly important 
for projects that do not have an ongoing government subsidy. In some jurisdictions, property taxes can be as much 
as 20 percent of a project’s annual operating expenses. Without the burden of needing to generate enough rental 
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income to cover property tax expenses, NPHPs can charge lower rents that are affordable to lower household 
incomes and can turn market units into non-market homes. Property tax exemptions significantly benefit 
affordable housing projects in municipalities with high land prices and without ongoing government subsidies.cliv 

Victoria and Langford on Vancouver Island offer a 100 percent permissive tax exemption to not-for-profit 
affordable housing projects for ten years. While it is not a property tax exemption for the life of the building, the 
cost savings will enable NPHPs in these municipalities to stabilize rents, maintain greater levels of affordability, 
and reduce the project’s overall debt load over those 10 years (Appendix B6). Similarly, many cities like Toronto, 
Edmonton, Calgary, and New Glasgow, NS are providing property tax exemptions to support affordable housing 
(Appendix B7).  
 
Considerations 
 
This program may not directly and necessarily result in an increase of acquisition and preservation in the short 
run, but in the long run it is expected to increase financial viability and capacity of the NPHPs to maintain the 
affordable housing stock. In some municipalities, the decision to rescind the property tax exemption to the NPHPs 
has generated apprehensions that this withdrawal would adversely impact the capacity of the NPHPs to deliver 
and maintain units as affordable. It is possible that there may be a delay between the project ending and provinces 
stepping in to continue rebates to NPHPs. During this time, NPHPs may find it challenging to start paying property 
taxes again. Further, if the federal government chooses to offset the revenue loss only partially, it will not fully 
alleviate the burden of revenue loss on municipalities.  
 
Feasibility  
 
The project would require detailed research and data regarding the size of the municipalities, their property tax 
regimes and the property taxes being currently paid by the NPHPs. For the pilot project to succeed, it is critical 
that the pilot locations chosen are appropriate and representative of different types of municipalities. Although 
the option of providing the rebate prior to NPHPs making property tax payments was considered, it would be 
simpler to provide the rebate to NPHPs for the previous year’s taxes as part of their tax returns. Further research 
would be needed to determine how many NPHPs within the selected municipalities would receive the rebate.  
 
The federal government has increasingly focused on enabling municipalities in addressing the affordable housing 
needs of the Canadians. Though there are some past examples of the federal government providing funding 
directly to municipalities, given the constitutional authority of the provinces, it will be essential to gain provincial 
buy-in to ensure the success of this program. Further, the provinces would need to increase revenue to sufficiently 
cover the ongoing rebate if the pilot is found successful. The total tax expenditure would lie between the minimum 
amount found to have an impact by the evaluation and the maximum amount allowed by the province’s finances. 
 
While providing property tax rebates would be administratively easy, achieving a successful outcome would 
depend on the willingness and the capacity of the NPHPs to use newly retained income to expand their services 
and operations. Since NPHP capacities differ, regulatory and monitoring mechanisms would need to be put in 
place to ensure that exemptions being granted to NPHPs are being used optimally and are adding value by 
increasing the stock of affordable housing in the community. Based on stakeholder interviews, such a step would 
likely be welcomed and supported by the NPHPs.   
 
Cost-Benefit Analysis  
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Costs Benefits 

Additional financial resources Increased targeted fund availability for NPHPs for 
acquisition and preservation  

Public debt servicing costs Preservation of more affordable housing units  

Opportunity costs Long run sustainability of affordable housing projects 
delivered by NPHPs 

Administrative, research and evaluation costs Developed and financially viable NPHPs 

 
Action Plan 
 
Consultations: To develop a strategy for effectively executing the pilot project, CMHC would conduct consultations 
with municipalities, provinces, and NPHPs to assess their willingness to participate in the pilot project and listen 
to their needs and expectations. It would aid in the identification of expected and preventable challenges that 
may arise in the process, as well as obtaining a clearer estimation of the resources that will be required to fulfill 
the major responsibilities. 
 
Research: CMHC would conduct the following nationally representative research in partnership with an academic 
institution, think tank, or consulting firm: investigate the patterns, trends, necessities, and interactions among 
NPHPs and municipalities involved in the affordable housing process; examine the size of the municipalities, their 
property tax systems, and the property tax that NPHPs currently pay to help in determining savings for NPHPs 
under the rebate; and explore the financial implications of the project on the federal government.  
 
Pilot project strategy development: CMHC would develop an evidence-based strategy to plan and roll out the pilot 
project based on the consultations and research. Some of the criteria that CMHC can use for selecting 
municipalities for the pilot could be the size of the municipality based on population (i.e., small, medium, and 
large), the number of NPHPs operating within their jurisdiction, their annual budget, or their tax revenues. There 
should be an even geographic distribution among the municipalities selected.  
 
Monitoring and Evaluation: Because the project's purpose is to generate evidence of the intervention's 
effectiveness so that it may be replicated across the country, establishing a monitoring and evaluation framework 
from the inception will be crucial. 
 
Funding models for acquisition and preservation 
 
Option 1: A Canadian Low-Income Housing Tax Credit 
 
The federal government would establish a Canadian version of the US LIHTC, which would be funded by the federal 
government and administered by the provinces. While the US LIHTC provides tax credits to both nonprofit and 
for-profit developers, a Canadian version would limit the eligible housing providers to NPHPs.  
 
Merits 
 
A Canadian version of the LIHTC is not a new idea, and it offers distinct advantages. The US LIHTC maps well onto 
the Canadian system of government, where federal-state-municipal relationships in the program could be 
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swapped out for federal-provincial-municipal. Unlike housing agreements that remain the same for a set time 
period, a Canadian LIHTC could, depending on a province’s housing needs, fluctuate; the provinces could tweak 
eligibility criteria to meet their most pressing housing needs.clv The competitive nature of the LIHTC, meanwhile, 
provides a powerful incentive for NPHPs and tax credit investors to provide affordable or even deeply affordable 
units. To this point, introducing an LIHTC could help mitigate the strong bias in Canadian housing policy toward 
homeowners over renters in the tax code.clvi 
 
The lucrative nature of the tax credits (70 percent of present value) would overcome hesitancy on the part of 
investors otherwise uninterested in NPHPs. NPHPs likely would not have tax bills large enough to fully capture the 
value of the tax credit, especially for the full ten-year span it is claimable, and would have to transfer them to 
private investors. In exchange, Canadian LIHTC funding, as with the American model, would lock in affordability 
for an extended term of 30 years. 
 
Considerations 
 
The LIHTC is not without its shortcomings. The American LIHTC, while successful, is expensive at around US$9.5 
billion per year.clvii The cost to the Canadian federal government would be significant, although justified given the 
dire need for affordable housing. There is also the negative public perception of granting tax credits, albeit 
indirectly, to for-profit investors in the name of helping NPHPs. This perception could be offset by stringent 
affordability requirements. The LIHTC is also complex and multilayered, requiring government agencies, housing 
providers, investors, and all their managers and attorneys to work together. The affordability criteria are also 
complex, with the following thresholds: 
 

● Tenants at 50 percent of area median income (AMI) or less occupy at least 20 percent of the units; 
● Tenants at 60 percent of AMI or less occupy at least 40 percent of the units; or 
● Average tenant income in at least 40 percent of the units is 60 percent of AMI or less, with no tenant in 

this group at over 80 percent of AMI. 
 
Furthermore, rent amounts cannot exceed 30 percent of 50 or 60 percent of AMI, depending on the project, and 
affordability must be maintained for 30 years.clviii Although these complex criteria could be simplified in a Canadian 
version, this highlights that such a credit would be administratively burdensome and may not be attractive. The 
complex administration of the LIHTC means some of the subsidy is lost to administrative costs, resulting in a 
subsidy that is higher than it should otherwise be. In the US, state housing agencies have also tended to award 
the LIHTC for projects in areas that already have much low-income housing, which helps increase affordability on 
paper but further concentrates poverty in these areas.  
 
Option 2: Restructuring and reallocating existing NHS programs and funds 
 
CMHC would undertake a restructuring of current NHS programs to reallocate funding where it will be most 
effective. Recent Parliamentary Budget Office and NHC reports show that the current programs are not having 
the impact needed to address the housing crisis; for example, $574 million in NHS funding from the first three 
years of the NHS was not allocated.clix Acquisition and preservation is a more economical approach to affordable 
housing than new construction, a point emphasized in one stakeholder interview, especially given the rising 
construction and labour costs which are threatening to delay affordable housing projects.clx Evaluating all current 
NHS programs to understand which are having the most impact would allow for funding from under-performing 
programs to be allocated towards an acquisition and preservation program. In addition to this re-allocation of 
funding, there are opportunities to restructure the NCHF and the RHI, two of the most highly used and funded 
programs under the NHS, to provide more funding opportunities for NPHPs for acquisition and preservation.    
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Merits 
 
This option would not require additional resources from CMHC; programs without a substantial impact would 
have their resources re-allocated to a new acquisition and preservation initiative. This option has the benefit of 
improving efficiency of public funds, ensuring that public dollars are being used where it will have the most benefit 
and impact on affordable housing supply. With fewer programs that function more to the needs of NPHPs, there 
is also the opportunity for stronger and more targeted monitoring and evaluation efforts. This process could be 
done with stakeholder engagement, including NPHPs and experts in acquisition and preservation strategies. This 
would ensure that the restructured programs best suit the needs of the NPHPs who are in greatest need of this 
federal support. Although such reallocation of funds would require approval from Cabinet or Parliament and the 
Treasury Board Secretariat, there is precedent for such restructuring in Budget 2022, where funds were allocated 
from both the NHCF and RCFi specifically for co-operatives.clxi 
 
Considerations 
 
To avoid the unintended consequence of cutting funding to programs that NPHPs view as having had a positive 
impact on local housing needs, proper auditing and evaluation of programs that includes the views of funding 
recipients must be conducted. Cutting funding may be negatively perceived by recipients, especially if the new 
acquisition and preservation initiative is not established immediately after current program fundings are stopped 
or reduced. Although there would be fewer new resources and finance required compared to a brand-new 
program, costs, time, and resources would be needed to do the assessments and restructuring of the programs. 
The re-allocation of funding and restructuring would produce an acquisition program that has conventionally not 
been an area of expertise on behalf of CMHC. Given the lack of initiatives on the matter, integrating this strategy 
into the current NHS program framework may not be simple. Political implications should especially be considered 
given that acquisition is not seen as adding to new housing supply, which appears to be the current area of interest 
for the federal government. This option would need budgetary and legislative changes to both reallocate funds 
and/or amend the mandates of current programs. It would require gaining the support of the Minister of Housing 
and Diversity and Inclusion and Parliament, which could prove challenging given competing priorities in housing 
and other policy areas.  
 
Recommendation: CMHC Revolving Fund for NPHPs 
 
CMHC would establish a revolving fund, populated by an initial federal investment. This fund would be used to 
provide loans with favourable terms that would be exclusively available to NPHPs specifically for acquisition and 
preservation. Limiting the accessibility of the loans would ensure greater equity among recipients of NHS funding. 
Repayment of these loans, along with the associated interest, would feed into the revolving fund, maintaining the 
fund in perpetuity. This recommendation would require Parliament to allow CMHC to retain the funds in the 
revolving fund rather than remitting them to the federal government.  
 
Merits 
 
Such a fund would likely only require a one-time federal expenditure rather than many payments over a longer 
period of time; minimal top-up contributions would be required from the federal government given the revolving 
nature of the fund. Such a fund could also be open to contributions from philanthropic foundations engaged in 
affordable housing, private entities, large NPHPs, or other levels of government. The revolving fund would be 
managed in an account that would earn interest, adding to the fund over time. Further, by financing the 
acquisition and preservation of affordable housing, the fund will produce significant social benefits by preventing 
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additional loss, ultimately resulting in less financial involvement by the federal government in affordable housing 
in the long run. By limiting the fund to NPHPs, such providers would have timely and easy access to loans, which 
could potentially be enhanced with federal registration of NPHPs. This recommended funding structure would 
greatly improve the functioning of smaller NPHPs by removing private and public competition for this funding and 
potentially establishing an underwriting process that is tailored specifically to the realities of NPHPs. One 
stakeholder noted that CMHC had such a process in the 1980s, which greatly benefitted CHPs at the time. Further, 
by having access to loans with more favourable terms, the financial burden on NPHPs would be reduced with 
lower debt-service payments, leaving more funds available for the operation of housing and service delivery. 
 
Considerations 
 
Given the initial investment required of the federal government, consideration should be given to the additional 
federal debt burden that may result. The federal government’s debt to GDP ratio is 130 percent as of 2021;clxii 
recent economic projections predict an upcoming period of recession, which would make additional government 
spending less desirable.clxiii However, affordable housing is one form of investment that flourishes in periods of 
recession, unlike other forms of investment, and therefore affordable housing may have additional benefits, 
beyond the costs of the fund creation. The success of this fund depends on the capacity of NPHPs to pay back 
loans from the fund; if too many NPHPs are unable to pay back their loans, this may require more top ups from 
the government, further increasing the amount of debt-financed spending and the debt burden. The approval and 
underwriting process for loans from the revolving fund will also influence its success. If the disbursement of funds 
is slow then it could be detrimental to acquisition and preservation activities of smaller NPHPs, especially those 
that lack capital to secure financing from other sources. 
 
Feasibility 
 
There are several examples of well-functioning revolving funds both internationally and domestically; such a 
financing model is already on CMHC’s radar.clxiv Given the financial focus of the CMHC, there is expertise and ability 
within the organization to manage a revolving fund such as this. Where the initial funds come from could pose a 
potential feasibility constraint – whether it be reallocation of existing funds, cuts to other programs, higher taxes, 
or taking on more debt. In order to be most effective, the revolving fund would require a significant financial 
contribution so a large number of NPHPs could have access, making these constraints more prominent. The fund 
would have to balance the sizable disbursements required for individual acquisition and preservation projects 
with the small repayments made into the fund that would result from the favourable repayment terms offered to 
NPHPs. Amortization periods of 30, 40, or 50 years to maintain affordability would result in increasingly smaller 
repayments and lower fund balances. 
 
Establishment of such a fund would likely require authorization from Parliament under the Revolving Funds Act.clxv 
As a Crown corporation, CMHC is required to remit all profits back to the federal government at the end of each 
fiscal year, which currently prevents CMHC from keeping loan repayments in the fund. If it is determined that the 
national registration system could appropriately be used to provide favourable access to funding, loans from the 
fund could be awarded to registered NPHPs who go through a pre-approval process. This would allow pre-
approved NPHPs to access funds in a timelier manner, making them more competitive in the private market. This 
process would have to ensure that approved NPHPs would be reliable loanees and take into consideration the size 
of the NPHP, assets, and credit history, to name a few.  
 
Cost-benefit analysis 
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Costs Benefits 

Initial investment in the fund  Greater number of existing affordable housing 
maintained and/or preserved 

Possible addition to the debt burden  Less administrative burden on NPHPs 

Opportunity cost of the investment  More NPHP resources available for unit management and 
service delivery 

Administrative costs of managing and maintaining 
the fund  

 

Fund top-ups (intermittent)  

 
Action Plan  
 
Determining Fund Limit: CMHC would undertake an assessment to determine the optimal size of the revolving 
fund. This assessment should consider the financial needs of NPHPs, the estimated withdrawals from the fund, 
and the necessary “float” that must stay in the fund. This assessment should also take into account the terms of 
the loan repayment, as this will influence the speed at which the fund is re-populated.  
 
Determining Fund Contribution Source: CMHC, in conjunction with the Minister of Finance and/or the Treasury 
Board Secretariat, would conduct an analysis to determine where the funds for the revolving fund would be 
available. Several options could be considered: Parliament could give CMHC permission to forgo their annual 
dividends which are returned to the federal government as they did during the COVID-19 pandemic, funds could 
be reallocated from existing NHS programs, or CMHC could use a combination of contributions from various 
entities, including other levels of government, philanthropic foundations, or large NPHPs.clxvi  
 
Establishing a fund management framework: CMHC would develop a management framework for the fund which 
should include: the type of account in which the fund would be held, the desired model, risk considerations, and 
a contingency plan in the event a significant amount of loans issued are not repaid.  
 
Communication: CMHC would develop a communication plan aimed at both NPHPs and entities or organizations 
who could be potential contributors to the fund. Uptake of the loans from the fund rely on the awareness of 
NPHPs. CMHC could also leverage their relationships with the private sector, philanthropic foundations, and 
provinces to explain the potential social benefits that could be realized from this fund and promote opportunities 
for these organizations to contribute.  
 
Monitoring and Evaluation: CMHC would develop a monitoring and evaluation framework to be used throughout 
the lifespan of the revolving fund to establish and ensure accountability and transparency regarding the success 
of the fund.  
 
Recommendation: CMHC-Issued Social Bonds 
 
CMHC would issue social bonds in the capital markets to secure funding for loans exclusively available to NPHPs 
specifically for acquisition and preservation. The loans would be of a longer duration and on better terms than are 
currently available to NPHPs. The social bonds would take advantage of government backing and also help certain 
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investors meet their specific ESG standards. The scope of the bonds could be expanded in the future beyond 
acquisition and preservation.  
 
Merits 
 
Social bonds can provide NPHPs with a reliable, continuous, and dedicated source of funding that improves sector 
capacity and enables the sector to preserve and acquire affordable housing, filling the current gap in NHS funding. 
With longer-term loans at lower rates, a social bond program would meet the needs of NPHPs. Social bonds offer 
a way to bring private investment into the provision of affordable housing, with risk minimized by a government 
guarantee on the bonds. Private investors are increasingly interested in ESG financial products and social bonds 
offer a low-risk way to fulfill these ESG commitments.  
 
Given the current funding gap for acquisition and preservation and the speed at which affordable housing is being 
lost, social bonds are a way to raise money quickly; as mentioned previously, the NHFIC and AHBA have issued 
almost A$2 billion in bonds since 2019. A financial infusion via bond aggregation on this scale for Canadian NPHPs, 
from a dedicated funding source no less, would vastly improve their financial well-being. Coupled with 
professional development, as with the AHBA Capacity Building Grants, the social bond model would allow NPHPs 
to hold their own in the competitive Canadian housing market. THFC in the UK has shown the model is viable over 
the long term, and with government guarantees underpinning these bonds, social bonds can remain an attractive 
investment even in recessions. This last point is key given current market volatility and predictions of an impending 
global recession. The UK also shows that social bond success can expand market interest, with more bond 
aggregators coming into existence. A CMHC social bond program could develop the market in Canada to the point 
where social bonds become feasible for other orders of government.  
 
Considerations 
 
There are trade-offs in implementing a funding model on this scale. Unlike social impact bonds, which hinge on 
project-specific evaluations, it is harder to establish causality between social bonds and changes in acquisition and 
preservation of affordable housing. This tenuous link may give investors pause or make social bonds more 
expensive. Still, in the Australian case, AHBA bond rates have tended toward convergence with standard 
Commonwealth bonds over time, demonstrating investor confidence in social bonds. AHBA’s latest bond offerings 
were also oversubscribed, with demand outpacing supply.clxvii Transparency and accountability would have to 
make up for the lack of stringent evaluation process as is found with social impact bonds. CMHC would have to 
show that the funds are being used effectively and not sitting idle, as the Parliamentary Budget Officer has found 
with several NHS programs. 
 
More immediately, CMHC would need to secure the financial authority required to issue social bonds. With 
government debt running high after the COVID-19 pandemic, CMHC and the federal government would have to 
be careful in planning social bond issuance and would not want to threaten Canada’s sovereign credit rating. Doing 
so would make bonds more expensive and pass the higher costs onto housing providers, undercutting the main 
purpose of the bonds - providing lower rates and longer tenor. There is also a cost to administering a social bond 
program in terms of personnel, audits, and reaching loan agreements with NPHPs.  
 
Feasibility  
 
CMHC has the bond issuance experience, via its existing mortgage bonds, to successfully issue social bonds on the 
capital markets. Social bonds are similar in purpose, but not structure, to the Sustainable Mortgage Bonds already 
studied by CMHC.clxviii Crucially, this existing bond experience means that CMHC could issue social bonds quickly. 
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In Australia, the NHFIC was created in June 2018 and issued its first bonds in April 2019, a turnaround of less than 
one year. Notably, the Australian government provided a A$1 billion loan to facilitate a quick start.clxix CMHC has 
pre-existing knowledge of social bonds from previous studies it conducted on financing for affordable housing.clxx   
 
Moreover, a housing social bond program already exists in Canada at the Housing Investment Corporation 
(HIC).clxxi CMHC is an HIC funding partner along with provincial housing agencies, municipal governments, and 
other housing organizations. HIC’s methods are almost identical to NHFIC’s in Australia, though on a much smaller 
scale, in the amount of $73 million between two offerings. A CMHC-led social bond program would be more 
feasible compared to HIC because of the Canadian government’s higher credit rating (HIC has an A- rating) and 
ability to offer a much higher bond amount more suited to the lack of affordable housing.clxxii CMHC would also 
dedicate its social bond program to acquisition and preservation, whereas HIC includes new construction. 
 
Given the federal government’s post-pandemic debt burden, legislation may be needed to increase CMHC’s debt 
limit or to prioritize new debt issuance in terms of social bonds versus other debt instruments, like mortgage 
bonds. Interest savings from the favourable loan terms would accrue to NPHPs over time and free up funds for 
additional acquisition and preservation projects and allow NPHPs to maintain affordable rents for existing units. 
The main friction point for NPHPs would be in applying for loans funded by the social bonds - the success of the 
program relies on NPHPs accessing the funds so attention should be paid to ensuring the application process 
acknowledges the capacities of NPHPs.  
 
Cost-benefit analysis 
 

Costs Benefits 

Additional government debt Lower financing costs for NPHPs 

Possible pressure on Canada’s credit rating More predictable financing for NPHPs 

Possible crowding out of mortgage bonds Additional capacity for affordable housing projects 

Cost of hiring third-party assurer Acquisition and preservation of affordable units 

Opportunity cost of not issuing bonds for other 
purposes 

Stable or lower rents (trendwise) 

 Ancillary benefits to society  

 
Action Plan   
 
Consultations: CMHC should consult with NPHPs to gauge their interest in loans derived from social bonds and 
should also consult with the British THFC and Australian NHFIC on how best to market social bonds.  
 
Approval by Parliament: Given the gravity of the housing crisis in Canada, the sooner CMHC can issue social bonds 
the better. As noted previously, it took less than one year for the then-new NHFIC to issue its first round of social 
bonds, totaling A$315 million.clxxiii Parliament could include authorization for the program in Budget 2023. 
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Preparing for Issuance: CMHC should obtain a bond assurance statement from an outside party in the weeks 
before issuing its first social bonds. The NHFIC worked with Ernst & Young on an assurance report, for example, 
before its first issuance.clxxiv The report would support a communications plan aimed at the capital markets to 
ensure there is adequate uptake. 
 
Monitoring and Evaluation: CMHC would have to establish a monitoring and evaluation system over the medium- 
or long-term to ensure that social bond-derived loans are properly used for affordable housing projects.  
 

Conclusion 
 
While the NHS seeks to grow the supply of affordable housing over the next decade, Canada is losing existing 
affordable housing at an alarming rate, aggravating the current housing crisis. In analyzing the affordable housing 
landscape in Canada, it is clear that the profit motives of the private sector rarely align with the provision of 
affordable housing and the burden of providing and operating affordable housing cannot rest on government 
alone. NPHPs are the second largest provider of affordable housing and will continue to play a critical role. The 
current piecemeal approach to affordable housing does not serve NPHPs well and leaves many without the 
resources needed to fully meet the needs of communities they serve. As emerged throughout the preparation of 
this report, NPHPs have the willingness to expand, if supported through partnership with Canadian governments. 
To meet the growing demand for affordable housing, supply-side programs are necessary but not enough; 
acquisition and preservation of existing affordable units must be part of the solution or else Canada will continue 
to lose more affordable units than it produces. Even with some NHS successes, without acquisition and 
preservation, providing affordable housing is a Sisyphean task. 
 
The recommendations in this report seek to strengthen the NPHP sector through a systemic, structural approach 
and promote spending of NHS funds in the most effective way. Providing NPHPs with direct training and expert 
services will expand their capacities and make them more competitive. Ensuring more, high-quality data on NPHPs 
and the housing they operate will strengthen the understanding of the sector and could work to protect the 
existing affordable housing stock. By championing a pilot project to exempt NPHPs from property taxes via a 
rebate, all levels of government can work together to help in making NPHPs more financially viable. And finally, 
both a revolving fund and CMHC-issued social bonds present excellent models for providing reliable, on-going 
funding to support NPHPs in protecting the existing stock of affordable housing and preventing the loss of this 
valuable resource. In implementing these recommendations, Canada has the opportunity to be an innovator in 
the affordable housing space, especially in acquisition and preservation of existing affordable rental housing. By 
supporting the NPHP sector in their viability and sustainability in the long run, the federal government will ensure 
the stable provision of affordable housing far into the future.  
 
Housing impacts the quality of one’s life and its importance cannot be overlooked. With the growing affordability 
crisis, more and more Canadians, increasingly middle-income, are being affected. Under the NHSA, Canada has 
the obligation to progressively realize the right to housing and ensure that all Canadians have a safe and affordable 
place to call home. Even if the current supply gap is filled, Canada will always need a degree of affordable housing 
to serve some communities. However, working towards this goal will require political will from the federal 
government, the only actor with the ability and resources to make the necessary changes that will benefit all 
Canadians. This report adds to a growing body of research that supports the efficacy of these recommendations. 
With the new mandate of the Minister of Housing and Diversity and Inclusion and the existing research done by 
CMHC exploring options related to acquisition and preservation, there is an opportunity for such a strategy to 
become a central pillar of Canada’s NHS. There is a growing urgency in Canada to protect the existing stock of 
affordable housing - so much has already been lost. The time to act is now.  
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Appendices 
 

A - GRAPHS AND TABLES 
 

1.  Figure 6: Percentage of Canadian households spending more than 30 percent of income on housing by 
tenure type clxxv 

 

 
 

2. Figure 7: National Housing Strategy, 10-year plan and allocation 
 

 
 

Source: National Housing Strategy Progress Report, 2020clxxvi 
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3 - Table 1: Provincial non-profit housing associations, number of non-profit providers represented, and number 
of units managed by providers per province. 

 

Province/Territory Non-Profit Housing Association Number of Providers 
Represented 

Number of 
Units** 

British Columbia British Columbia Non-Profit Housing 
Association 

N/A 58,664 

Alberta Alberta Network of Public Housing 
Agencies 

N/A 29,125 

Saskatchewan Non-Profit Housing Providers 
Saskatchewan 

14 5,456 

Manitoba Manitoba Non-Profit Housing 
Association 

100 + 12,345 

Ontario Ontario Non-Profit Housing 
Association 

1,500 68,372 

Québec Réseau québécois des organismes 
sans but lucratif d’habitation 

1,200 41,065 

Newfoundland and 
Labrador 

- - 1,748 

New Brunswick New Brunswick Non-Profit Housing 
Association Inc. 

N/A 8,837 

Nova Scotia - - 439 

Prince Edward Island - - 702 

Yukon - - 271 

Northwest Territories - - - 

Nunavut - - - 

 
Provincial non-profit housing associations, number of non-profit providers represented, and number of units 
managed by providers per province. Numbers for this table are self-reported numbers from the identified 
associations’ websites; in instances where N/A has been noted, these numbers were not available on the websites. 
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(**: these numbers are taken from the Social and Affordable Rental Survey, which does not include housing that 
is managed by non-profits in partnership with other providers). 
 
4 - Targets the NHS is not making progress on 
 

 
Source: CMHC, 2022clxxvii
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B - EXPLANATIONS 
 
1. The Housing Continuum 

 
Source: University of Toronto, The Municipal Role in Housing, 2022clxxviii 
 
2. COVID-19 and its impact 
 
The COVID-19 pandemic has also contributed to bringing the housing situation into a transition. As severely 
restricted immigrants and non-permanent residents such as international students and work permit holders from 
coming to Canada from early 2020. Since October 2021, the immigration situation seemed to have reversed, with 
improved population growth and an increase in temporary residents. Nova Scotia emerged as a COVID-19 safety 
haven in 2020 and 2021 for Canadians fleeing crowded cities and astronomically high house prices. The ongoing 
economic recovery in Nova Scotia strengthened rental demand in Halifax in 2021. Students returning to Halifax’s 
universities also increased the demand for rental apartments. By October 2021, the population had increased as 
a result of the highest interprovincial migration in over 30 years, mainly from Ontario where the vacancy rate rose 
as tenants continued to leave central areas. Seniors and retirees also capitalized on high house prices in more 
expensive markets such as Vancouver and Toronto to move to the Halifax region. This made Halifax Canada’s 
fastest-growing city. 
 

For Vancouver, the economic recovery following the pandemic lockdown in 2020 impacted the Vancouver rental 
market as employment for younger people and workers in the accommodation and food service industries 
recovered. The renewed earnings allowed new rental households to form, particularly in central areas with high 
rents that had been vacated in 2020. 
 

However, Ontario faced more stringent COVID-19 pandemic containment measures than other regions 
throughout 2020 and 2021. The continuance of remote working arrangements for many workers contributed to 
keeping vacancy rates elevated in the GTA, especially within Toronto’s urban core. Many renters left the urban 
core searching for less expensive accommodation elsewhere with the ability to work remotely. This shift may also 
contribute to the increase in housing costs in provinces that were away from the housing crisis. 
 
3.  Successes by Non-Profit Housing Providers  

Parkdale Neighborhood Land Trust & Vancity Community Investment Bank 

The Parkdale Neighborhood Land Trust (PNLT), Ontario’s first community land trust, was created by residents of 
the Parkdale neighborhood in Toronto to protect the social, cultural, and economic diversity of the 
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neighborhood.clxxix Parkdale traditionally had dense, affordable rental housing; however, gentrification and 
increasing renovictions in recent years have displaced almost 350 renters, with 818 more at risk.clxxx As a 
community land trust, PNLT owns land in the Parkdale neighborhood and leases the land to non-profits that 
provide affordable housing through community participation and engagement.clxxxi PNLT, along with five investors 
including VanCity Community Investment Bank and the City of Toronto, has established a $4 million Preserve and 
Protect Guarantee Program, a new funding model to assist the rapid acquisition of affordable housing in 
Parkdale.clxxxii Parkdale is an excellent example of how CHPs can be successful with the right combination of 
capacity, support, and financing.  

Ottawa Community Land Trust 

The Ottawa Community Land Trust (OCLT) was created in response to the precarious housing situation in Ottawa; 
new construction since 2014 has been inadequate in meeting housing demands and existing affordable housing, 
leased from CMHC, is at risk of disappearing once operating agreements end.clxxxiii The OCLT has recently received 
funding through the NHS Demonstrations Initiative to establish a revolving fund, in partnership with the Ottawa 
Community Foundation, to provide acquisition financing and to protect and preserve existing affordable housing 
in Ottawa, maintaining affordability in perpetuity.clxxxiv OCLT aims to become self-sustaining through lease income; 
by doing so, they hope to gain credit worthiness, opening access to private investments.clxxxv OCLT will create a 
network of affordable housing providers, benefitting small NPHPs, and, with their model, will be able to create 
economies of scale that are unattainable for individual NPHPs, allowing providers to better leverage their 
assets.clxxxvi 

Aboriginal Housing Management Association 

The Aboriginal Housing Management Association (AHMA) was established in 1995 in response to federal 
devolution of housing and is the only organization with an Indigenous management model for affordable 
housing.clxxxvii Although the federal government still has responsibility for on-reserve housing, there is no dedicated 
federal funding for off-reserve housing, despite 80 percent of Indigenous peoples in Canada living in urban, rural, 
and Northern communities.clxxxviii Without this targeted funding, AHMA and their NPHPs have had to compete with 
all other providers for funding. As a result, AHMA promotes entrepreneurship through social enterprise as a 
source of revenue for their housing providers to help them become viable alongside the private sector and to 
minimize reliance on external funding.clxxxix  

CADHCO 

The Centre Affordable Housing Development Corporation (now known as CADHCO) was created by the 
Centretown Citizens Ottawa Corporation (CCOC) in 1996 in response to Ontario’s devolution of housing to 
municipalities following federal devolution.cxc Their mission is to create affordable housing and provide 
development consulting services to NPHPs. Given the success of the organization, CADHCO hopes to bring the 
benefits of this model to NPHPs across the country, especially given the lack of development capacity in the 
community housing sector;cxci they have been shortlisted for the second round of CMHC’s Housing Supply 
Challenge. If successful, CADHCO would help create and mentor housing development corporations throughout 
Canada,cxcii specifically professional trainings in pre-development activities (i.e., securing funding, identifying 
partners, etc.). While crucial, these activities are time consuming and especially challenging for NPHPs if there is 
little capacity or understanding of these activities.cxciii 

Toronto Multi-unit Residential Acquisition Program 



 

 

46 
 

Following the success of the Pilot Project to Protect Rooming Houses for Long-term Affordability in Parkdale, the 
City of Toronto adopted the Multi-unit Residential Acquisition program in 2020.cxciv The City recognizes that the 
immediate housing needs of Toronto residents must be met through existing supply; therefore, the primary 
purpose of this program is to ensure that affordable housing is not lost to the private market and is maintained as 
affordable in perpetuity.cxcv The program’s design supports the “stacking” of funding from various levels of 
government, ensuring that NPHPs can easily apply to various government programs.cxcvi The program also allows 
for advance payment to successful NPHPs to cover deposits and expenses prior to purchase; this structure 
acknowledges the financial needs of NPHPs at all stages of the process.cxcvii 

4.  Community Housing Transformation Centre  
 
The Community Housing Transformation Centre (CHTC) was created in 2019 following three years of negotiation 
between non-profit housing provider associations and CMHC; the CHTC’s foundation is a ten-year framework 
agreement which includes the services to be offered by the CHTC.cxcviii Currently, the Centre’s primary function is 
the issuance of grants to community housing providers, using funds from the Sector Transformation Fund and 
Community-Based Tenant Initiative Fund under the NHS; these grants can fall under six priority areas: 
reconciliation with Indigenous Peoples, improving sector eco-responsibility; resilience and innovative practices; 
social inclusion and community engagement; sector growth; and effective CHTC organizational stewardship.cxcix 
All funds from the CHTC come from CMHC, while the CHTC has autonomy over the allocation process. Since the 
CHTC began operations in 2019, 9.9 million dollars has been awarded by the Centre out of the 74.2 million within 
the funds.cc 

Currently, the Sector Transformation Fund is allocated based on local or sectoral impact projects; between 2020 
and 2021, 72 local projects were funded and only 11 sectoral impact projects.cci While the work the CHTC does is 
important and builds upon existing initiatives within the non-profit sector, the current allocation of Sector 
Transformation Funds does not appear to be consistent with the views expressed in stakeholder interviews. 
Throughout the interviews, there was a common theme shared that there is a significant absence of capacity and 
knowledge, especially among smaller non-profits; as mentioned above, this has distinct implications for the ability 
of NPHPs to carry out their activities. Further, the structure of the CHTC, requiring applications from community 
housing providers to receive funding, creates additional burden; even though the application process is designed 
with community housing providers in mind, the competing priorities facing non-profits especially may make even 
this process burdensome.ccii 
 
5.     Role and Powers of Municipality in Affordable Housing 

Municipal powers and responsibilities in Canada are set by provincial governments. Each province and territory 
has its own set of legislative and regulatory frameworks that control municipal housing functions, often in highly 
restrictive ways. Any municipally led housing initiative almost inevitably requires amendments to provincial 
planning legislation and the housing programs and projects depend on funding from either provincial 
governments, or increasingly, from federal investments as well.  

Municipalities can play a direct role in providing and steering affordable housing outcomes and in preventing 
affordable housing loss. Canada’s huge affordable housing deficit will not be addressed without relying on the 
municipality's critical role in supporting the nonprofit sector. Municipalities can, with senior government 
assistance, acquire land for non-profit development, expedite approvals for non-profit and affordable housing, 
and defer or eliminate development charges and property taxes.cciii  Municipal governments have strong capacity 
in establishing strategies suited to local needs and opportunities, delivering programs, developing and operating 



 

 

47 
 

housing, and collaborating with non-profits.cciv A recent report for the office of the Federal Housing Advocate 
recommends that the next iteration of the NHS must include measures to support acquisitions outside of the 
market and making increased investment in community housing options like nonprofit, co-operative, and social 
housing.ccv 

The impacts of affordable housing shortages are expensive for municipalities. The cost of a municipally funded 
individual emergency shelter bed in Toronto was $40,000 a year before COVID-19; the cost has now doubled.ccvi  
The devolution of social housing has further stretched their financial and operational capacities. However, of late, 
there has been a growing consensus that municipalities ought to play a major role in housing service delivery, 
given their ability to understand local needs and convene a range of local actors.ccvii A recent review of the National 
Housing Strategy from a human rights perspective noted that the affordable housing and homelessness crisis 
requires an “all-hands-on-deck” approach, and recommends direct financing to municipalities.ccviii 

As provincial legislation governs property taxation, its application differs from province to province.  The level of 
municipal autonomy in setting property tax rates also differs significantly across the country. In some provinces – 
such as Alberta– municipalities are free to set their own property tax rates without provincial restrictions. In 
others, the provincial government directly controls or limits tax rates on some property classes. Property taxes as 
a percentage of municipal revenues in 2017 ranged from a low of 32 percent in Saskatchewan to a high of 60 
percent in Québec.  Property tax policy is far from standardized across the country. Some properties like properties 
owned by federal and provincial governments  and other properties, such as religious buildings, cemeteries, and 
some charitable organizations are exempt from property taxation in all provinces. Individual provinces can have 
additional exemptions either from provincial property taxes only or from both municipal and provincial taxes.ccix 

6.     Property taxes and their impact on NPHPs 

While both non-market and market developers face the same municipal regulatory compliance challenges, the 
impacts are more acute for the not-for-profit and co-op housing sectors, given their limited ability to access 
additional capital and equity to invest in a project. Any additional costs like property tax added to the project’s 
break-even rents, limit the project’s ability to increase the level of affordability and the number of affordable 
homes thus impacting its financial viability. Reducing capital and operating costs by municipal contributions such 
as grants, permit and fee waivers, and property tax exemptions or deferrals can thus become critical in offsetting 
capital and long-term operating costs, increasing affordability, and enabling projects to leverage necessary 
contributions from other funders.  

Long-term expenses such as property taxes can significantly impact financial viability. Property tax exemptions are 
particularly important for projects that do not have an ongoing government subsidy. In some jurisdictions, 
property taxes can be as much as 20 percent of a project’s annual operating expenses. Without the burden of 
needing to generate enough rental income to cover property tax expenses, the project can charge lower rents 
that are affordable to lower household incomes and can turn market units into non-market homes. Property tax 
exemptions significantly benefit affordable housing projects in municipalities with high land prices and without 
ongoing government subsidies to help reduce long-term operating costs. 

Victoria and Langford on Vancouver Island offer a 100 percent permissive tax exemption to not-for-profit 
affordable housing projects for 10 years. While it is not a property tax exemption for the life of the building, the 
cost savings still enable projects in those municipalities to stabilize rents, maintain greater levels of affordability, 
and reduce the project’s overall debt load over those 10 years. Table below shows how a property tax exemption 
can significantly affect affordability. The project is a recently approved, 157-unit affordable seniors’ rental building 
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in Vancouver. The project successfully received federal funding and financing and has no ongoing government 
subsidy, which means the building’s rental income must cover all debt and operating expenses. A property tax 
exemption would have allowed the project to double the number of below-market rental units from 57 to 105.ccx 

Table 2: Effects of a property tax exemption on an affordable housing project 

 

Case Study: M’akola Development Services in the City of Langford 

A recent affordable housing 
project by M’akola 
Development Services in the 
City of Langford illustrates how 
municipal contributions can 
directly impact affordability. As 
part of Langford’s affordable 
housing program, the City 
provided a 10-year property 
tax exemption, development 
cost charge waivers, and a 
$463,600 grant from the 
Affordable Housing Fund to 
reduce development costs, 
along with $777,500 in 
property tax savings over 10 
years. A total of $1.2 million in 
municipal contributions 
enabled the project to reduce rents from $1,050 a month for people with low to moderate incomes to $980.ccxi  

7.     Examples of municipalities already granting property tax exemption to NPHPs 
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Edmonton (Alberta) 

Recent implementation changes to provincial tax break rules in Edmonton mean at least 64 affordable housing 
providers in Edmonton who were previously granted an exemption will need to pay property taxes as of 2023. 
The organizations say this new cost will prevent them from being able to offer rent at affordable prices. Murray 
Soroka, CEO and co-founder of Jasper Place Wellness Centre (JPWC), said the current tax break that the non-profit 
organization has been receiving since 2010 saves them about $46,000 annually for a 30-unit supportive housing 
development. Without it, costs to operate would go up and the centre wouldn’t be able to offer 24-7 onsite social 
supports to its residents, amounting to about $8,500 annually per person. Rent rates would also likely need to rise 
in order to cover the tax costs, which Soroka said would force vulnerable residents into homelessness. “We at 
JPWC are eager to add more units of affordable supportive housing to our city’s landscape, but if we do not have 
the certainty of the property tax exemption, we will not be able to do so,” “The operator would be handcuffed 
financially and the residents, many of whom are on income support or AISH, would be at risk of losing their homes 
and the sector would risk losing the units altogether.”ccxii 

Organizations like the Mustard Seed that provide homes to the homeless say they will have to pay tens of 
thousands of dollars in property taxes if they are forced to pay taxes they were previously exempt from. They will 
owe property taxes on more than 60 subsidized and supportive housing properties next year. That includes the 
newly funded units as well and it would mean it would be a very, very large property tax, says Kurpjuweit. The tax 
change will put future housing projects in jeopardy as well. The Mustard Seed has asked the city for $2.5 million 
to build 38 supportive housing units in the west end of Edmonton and that project would not be financially viable 
if it comes with property taxes. “Our margins are extraordinarily tight, as they should be. Our job is to invest in 
people, not in profits," says Kurpjuweitccxiii 

New Glasgow (Nova Scotia) 

Nancy Dicks, Mayor, Town of New Glasgow announced that under the federal government’s Rapid Housing 
Initiative, the Province is providing $3 million for operating support and to help ensure affordability. The federal 
government is contributing $2 million and the Town of New Glasgow is providing a property-tax exemption for 
the next 20 years. The Town of New Glasgow is making an annual investment of a taxation exemption for the next 
20 years so the Nova Scotia Co-operative Council can continue to create housing solutions in the community. In 
April 2022, the Province announced $2.5 million to create a new Community Housing Growth Fund to help co-ops 
and non-profit housing providers build capacity and expand non-market housing supplyccxiv 

Toronto (Ontario) 

The Multi-Unit Residential Acquisition (MURA) Program will provide grant funding and Open Door Program 
incentives, which offer exemptions from property taxes and waiver of application fees, to qualified non-profit and 
Indigenous housing groups to assist them to purchase and renovate existing market rental properties. These 
properties will be used to create permanently affordable rental homes for Toronto residents with low-and-
moderate incomes. The new MURA Program will help: 

● Protect existing rental properties and create permanent affordable rental homes 
● Improve housing stability for current and future tenants 
● Improve the physical conditions of buildings 
● Increase capacity in the non-profit and Indigenous housing sectors 
● Ensure the long-term financial sustainability of the homes 
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Support the City’s acquisition of at-risk, affordable rental housing that non-profit and Indigenous organizations 
will operate over the long term.ccxv  

British Columbia 

According to BC Housing, Non-profit housing providers could be exempt from, or get a reduced assessment, 
depending on a number of factors. 

Permissive Tax Exemptions 
 
While criteria vary from municipality to municipality, a municipality and a regional district is empowered under 
the Community Charter and the Local Government Act respectively to exempt a property from taxes through a 
permissive tax exemption process. For municipalities that provide exemptions, they are generally available to non-
profit organizations that provide a valued service in the community. These exemptions are voted on by council as 
they are established by bylaw, usually on an annual basis but can be extended for longer periods (up to 10 years). 
Municipalities typically have an application process and the deadline for applications is often in the spring. 
Permissive Tax Exemption bylaws must be passed by October 31st to be applicable for the assessment and taxes 
in the following year.  

Assessment Reductions 

The eligibility for assessment reduction depends upon the operation (shelter, group home, market housing, social 
housing, supportive housing) and whether the housing provider in the situation is an owner, a lessee, or an 
operator.ccxvi 

8.     Social Impact Bonds 
 
Social impact bonds (SIBs), though not part of the recommendation here, bear mentioning for their potential. SIBs 
are not really bonds but pay-for-performance or pay-for-results contracts. As such, they are difficult to trade on a 
market like a standard bond. But SIBs offer two promising mechanisms that could improve preservation and 
acquisition. One, SIBs depend on an evaluation of the agreed-upon social outcomes. Investors will only see returns 
on investment if the social outcome is achieved. As such, there is an incentive for investors to see social projects 
succeed, in exchange for a return. SIBs in this way more tightly tie private investment to desirable outcomes 
compared to social bonds. Secondly, SIBs rely on an independent evaluation process, to determine if goals have 
in fact been achieved. Independent, evidence-based evaluation helps to determine what actually works and what 
does not, allowing for improved program delivery. 
 
While promising, SIBs do not yet have a market. And evaluations cannot guarantee they will establish causality 
between the underlying program and the observed outcomes. Until these problems can be resolved, SIBs are not 
feasible on a large scale, though CMHC should be aware of this potential option.  
 
 

C - METHODOLOGY 
  
The report drew upon qualitative methods to assess the possible methods of improving acquisition and 
preservation strategies by the federal government for affordable rental housing. Over the course of seven months, 
29 stakeholders and experts participated in key informant interviews, conducted by the report authors. The 
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stakeholders represented a diverse set of individuals, which included members of non-profit housing providers 
from several provinces, financial institutions, REITs, Canadian housing experts, including international experts, 
housing providers at the municipal and federal level and an economist. A literature review included collecting 
relevant information from secondary sources such as academic journals, books, several institution’s reports and 
working structures, and housing databases.  
 
Strengths 
 
The strengths of the research include the authors’ ability to access a diverse range of information and evidence. 
The team accessed top academic databases and research journals on the subject matter including international 
journals. Reputable databases specializing in public policy were accessed which served as a guide throughout the 
literature review. However, given the wide range of information available and the time constraints of developing 
this report, it was not possible to review all available information. 
 
Another strength of the research process is that the information and data collected and reviewed is precise. To 
gauge a federal-level scenario of affordable housing in the country, extensive research was done to study the 
housing databases available on CMHC’s website. Most of the data in the report have been referred from 
government databases to avoid inconsistencies in the statistics provided by various housing providers. Given the 
timeline of completion of this report, experts, and affordable housing providers with decades of experience were 
consulted to better understand the complexity of the barriers faced by NPHPs. Focused interviews were 
conducted with current and ex-CMHC officials to understand the feasibility and challenges of the 
recommendations to make them more suitable for implementation. 
  
Limitations  
 
All the secondary literature accessed was in English; thus, sources in any other language were not reviewed. Given 
the short timeline in which the report was undertaken, only 29 stakeholders were interviewed, which may not be 
representative of the breadth of issues and solutions required to improve the situation of NPHPs in Canada. All 
the countries selected for case studies are from the Global North, but given the specificity of the issue being 
reviewed in this report, the best-fit initiatives were found in the Global North countries.  
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