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In November 2015, Mississauga City Council directed staff to
examine strategies to increase the supply of affordable housing.
This Municipal Best Practices Report is the result of one of the
tasks identified as part of the Affordable Housing Program.

The Municipal Best Practices Report is an environment scan of a
range of regulatory, land-based and financial tools available to
municipalities to encourage the development of affordable
housing. The report also includes case studies for each tool to
provide examples of how these tools have been implemented in
both Canadian and international jurisdictions. This report does
not include strategies aimed at providing households with low
incomes the ability to compete for housing units in the private
housing market, such as income subsidies and direct housing
choice vouchers. Instead, it focuses on what municipalities can
do to encourage the creation of new affordable housing units.

A set of guiding principles were developed to help guide the
selection and evaluation of tools to determine their
effectiveness in increasing the supply of affordable housing as
well as their applicability to the City of Mississauga.

These guiding principles are:

Represents good planning
Creates affordable housing for the long term

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES

Incorporates a self-sustaining financial model
Provides good value for public investment

Although the list of tools is comprehensive it is not necessarily
exhaustive. The 30 tools that are presented in this report
include the tools that are most widely used and the most
applicable in a municipal context in Ontario.

The 30 municipal tools presented in this report include tools in
each of the following categories:
Direct Service Delivery
Municipal Regulatory and Process Tools
A Official Plan and Zoning Measures
Reducing Length of Approvals
Modifying Development Standards
Creating Opportunities for Provision of
Affordable Housing
A Retaining Existing Rental Housing Stock
Enabling Legislation for Municipal Incentives
Land-Based Incentives
A Providing Land at Reduced Cost
A Securing and Holding Land
A Integrating Affordable Housing with Community
Facilities
Financial Incentives
A Incentives to Reduce Capital Costs
A Incentives to Reduce Ongoing Costs
A Mechanisms to Create a Capital Fund to Provide
Incentives

> > >
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education and communication initiatives should be undertaken
to raise awareness of the availability of these tools. Pilot
projects could also be considered to test the effectiveness of

An evaluation of each of the tools was undertaken based on the these tools in the Mississauga context.

ease of implementation of the tool. This analysis considered a

number of factors including implementation and operational

costs for the municipality, current legislative authority,

municipal powers, and other factors. Each tool was also

prioritized for implementation.

There are a large number of tools available to municipalities like
Mississauga to encourage the development of affordable
housing. While each tool can be implemented individually, a
combination of different tools would bring about a more
significant effect in terms of adding to the supply of affordable
housing in a community. Flexibility in implementing these tools
is also a vital component of an affordable housing strategy. This
can be done by developing a ‘toolbox’ or ‘menu of tools’ from
which incentives can be selected based on the current need, the
degree to which the proposed project meets the identified need
and the level of affordability of the proposed project.

The next step in the process is to undertake a cost-benefit
analysis of each of the tools identified as “high” priority for
further investigation. The evaluation process should also
include further consultations with the Affordable Housing
Advisory Panel and other housing stakeholders. Once a draft
‘tool box’ has been developed and endorsed by Council,

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES CITY OF MISSISSAUGA
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This report presents an environment scan of a range of financial and regulatory tools available to municipalities to encourage the
creation of affordable housing. The report also includes case studies for each tool to give examples of how these tools have been
implemented in both Canadian and international jurisdictions. This report does not include strategies aimed at directly addressing the
income gap experienced by low and moderate households. The study focuses on what municipalities can do to increase the
development of affordable housing to address the supply gap.

The following principles were developed to help guide the evaluation of each tool to determine their effectiveness in increasing the
supply of affordable housing as well as their applicability to the City of Mississauga.

Represents “good planning”
A Supports healthy, age-friendly and complete communities
A Encourages a diversity of housing types, tenures and socio-economic mix
A Supports a range of official plan objectives (e.g. transit, employment, growth in appropriate locations)
Creates affordable housing for the long term
A Units remain affordable in perpetuity or on a long term basis
Incorporates a self- sustaining financial model
A Requires no or limited on-going financial commitment from the municipality Provides good value for public investment
in terms of required municipal resources and units created

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES CITY OF MISSISSAUGA
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1. Housing Development Corporation/ Municipal Services Corporation

Local governments may establish a Municipal Services Corporation (MSC) or a City Service Corporation (CSC) in the City of Toronto, for
most services that municipalities could deliver themselves. Municipalities would decide if a corporation is the appropriate vehicle for

delivering certain types of services and address any related legal or practical issues, such as financing or bonusing.

In order to establish an MSC or CSC, a business case must first be adopted and it is up to municipal council to determine the specific

details of its business case. The power to create an MSC / CSC cannot be delegated from municipal council.

Municipalities may implement special levies (often called area rates) for an MSC for defined economic development services. These

levies would then be collected in a specific area and transferred to the MSC. Economic development services may include:

A Acquisition, development and disposal of sites for residential, industrial, commercial and institutional uses
A Provision of housing
A Undertaking of community improvements
A Improvement, beautification and maintenance of municipally-owned land, buildings and structures.
Advantages Disadvantages
A A single municipal services corporation coordinating A Implementing an MSC or CSC can be lengthy and
and leveraging all available resources and incentives resource-intensive at the outset
can help increase use and effectiveness of City funding A As municipal budgets become more constrained, cities
and incentives available are increasingly looking to public-private partnerships
A Involving a more cross-sectoral group of stakeholders to deliver affordable housing rather than delivering this

can enhance the effectiveness of responses to
emerging opportunities for affordable housing
development

service themselves.

Municipal Act, 2001 (5.203)

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES
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City of London
In 2014, the City of London approved a Housing Development (HDC) would assist in stimulating the development and sustainability of
affordable housing throughout the London and Middlesex communities. The London HDC was incorporated under the Business
Corporations Act (Ontario). It provides a known and transparent accountability framework in which the City would act as sole
shareholder, appoint a Board of Directors, and set reporting mechanisms. A BCA provides flexibility should the City ever wish to
repatriate funds from the HDC to the City through a shareholder dividend. The HDC would collaborate with all three sectors to create
and sustain affordable housing and stimulate economic growth. Some of the key activities that the HDC would engage in included:

A Coordinate deployment of government funding
Enhance and better utilize municipal incentives
Regenerate public housing stock
Establish revenue generating activities
Explore and initiate innovative financing and investment tools
Unite collaborators

v > >y D> >

This tool may be more appropriate for the Region of Peel as Service Manager.

Ministry of Municipal Affairs and Housing (2011). Municipal Tools for Affordable Housing. Accessed from:

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES CITY OF MISSISSAUGA
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REDUCING LENGTH OF APROVALS

2. Official Plan and Zoning Measures

Municipalities have the ability to create a more supportive regulatory environment for affordable housing through their official plans and
zoning by-laws. Land use regulations are unable to address certain fundamental issues associated with housing being unaffordable,
namely income levels relative to housing prices. There are however, often significant spatial and land use characteristics associated with
housing affordability that can be promoted through regulatory measures. Pre-designating and pre-zoning lands to permit a greater
range of housing types, higher densities, more compact or infill development on underutilized sites, reduced unit sizes etc. can promote
more affordable units under acceptable conditions e.g. in large master planned areas or near higher order transit. The development
industry have identified pre-zoning as a desirable feature because it provides greater certainty for development.

Advantages

Disadvantages

A Eliminates significant risk and reduces time and costs for
developers

A May be more favourable from a financing perspective

A Community opposition is addressed comprehensively at
the outset rather than on a case-by-case basis

A Reduces OMB appeals

A Can be combined with other tools e.g. social housing levy
to recoup a portion of land lift

Requires considerable resources and study upfront
May not be possible to tailor an appropriate zoning by-
law to suit a larger mature context

May limit a municipality’s ability to require developer
to pay all costs associated with development
As-of-right zoning may result in unforeseen impacts
Removes ability to seek Section 37 community amenity
contributions

Planning Act (s. 16, 22 and 34, 35.1)

City of Mississauga - Second Unit Zoning By-law

In 2013, City Council approved a zoning by-law (0158-2013) which permits a second dwelling unit in the following housing forms: a
detached, semi-detached, or linked dwelling, a street townhouse or a townhouse on a private road in a common element condominium

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES
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subject to certain zone standards. By pre-zoning to allow second units there are lower costs and increased incentives for the
homeowner or investor to create them. To date more than 140 second units have been created.

City of Mississauga - Infill of Existing Apartment Sites

Mississauga Official Plan permits consideration of additional residential development through a rezoning on existing apartment sites
designated “high density” within Neighbourhoods provided that : 1) new development is restricted to uses permitted in a residential
medium density designation and 2) provided the proposal meets certain requirements (e.g. site plan, landscaping property standards,
building code,

District of Squamish, BC
In 2005 the District of Squamish adopted a 10 point Affordable Housing Strategy to address affordability issues in its community. In

order to ensure an appropriate land supply for affordable housing the strategy recommends that lands be pre-designated/pre-zoned to
allow multi-family and manufactured homes.

Ministry of Municipal Affairs and Housing (2011). Municipal Tools for Affordable Housing. Accessed from:

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES CITY OF MISSISSAUGA
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3. Fast-Tracking Development Approval Process

Reducing the length of time involved in approving a residential development has been a component of affordable housing strategies in
many areas. The premise here is that lengthy development approval processes contribute to the high cost of developing housing. The
main benefit associated with fast-tracking is the reduction of costs associated with holding undeveloped land. Fast-tracking affordable
housing developments can be done by moving affordable housing projects to the highest priority in the application review process
and/or assigning a staff resource to help navigate the review and approval process. The City should consider expanding the role of its
Development Liaison to assist affordable housing proponents.

Advantages Disadvantages

A The expediting or fast-tracking of affordable housing A The implementation of a more efficient and/or
developments means construction can start sooner automated system requires more client and staff
and financing costs will be lower training, and sometimes involves high upfront

A For all residential developments, faster approvals mean implementation costs for the municipality
that the costs of developing housing are decreased, A Monitoring is required to ensure that a reduction in
and that if savings are passed on to consumers, this approval times is not the result of a decrease in the
will result in housing that is more affordable quality of planning and design decisions

A A more efficient approval process makes for a more
efficient use of developer and municipal staff time and
resources

A Shorter approval times can reduce development risk

Planning Act (5.70.2)

Saskatoon, Saskatchewan

Saskatoon adopted a Priority Review Process to support the creation of new affordable housing. Non-profit affordable housing
providers often struggle to meet their extensive list of funding deadlines to ensure that a housing development can be financially
feasible and sustainable. Funding for a project can be revoked if building permits and other permits take too long. Without a great deal

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES CITY OF MISSISSAUGA
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of experience in development and permit application, it is difficult for non-profit groups to act with haste during the development
process, potentially slowing down the approval process. The City of Saskatoon assists affordable housing developers in reducing their
time spent waiting for permits and approvals from the City by moving their projects to the highest priority in the application review
process.

City of Toronto

Toronto’s Gold Star program helps expedite eligible industrial, commercial office and institutional planning and building projects in the
City. Each project that receives this service is assigned an Economic Development Officer as part of the City Planning or Toronto
Building case-managed team. The team provides customized one-on-one assistance to help businesses navigate the review and
approval process. Staff work with the applicant, other City divisions and agencies involved in the development review to identify
approval requirements, resolve issues and ensure that planning and building approvals are expedited. In late 2015, as part of the
Affordable Housing Open Door Program, staff recommended extending the Gold Star program for non-profit and private-sector
developers of affordable rental and ownership housing.

Reducing the length of the approval process would result in a low direct cost for municipalities while the impact on affordability may be
medium.

Canada Mortgage and Housing Corporation. 2015. Affordable Housing Ideas: Policy and Regulation. Retrieved from:

Metro Vancouver Regional Housing (2012). What Works: Affordable Housing Initiatives in Metro Vancouver Municipalities.

City of Toronto (2016). Gold Star service to guide and expedite development. Accessed from:

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES CITY OF MISSISSAUGA
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4. Development Permit System

A community-building tool that integrates zoning, site plan, and minor variance approvals into one application and approval process.
This tool can help significantly improve the review and approval timelines, can provide more certainty and cost savings through early
community participation, upfront development rules and, once the system is in place, eliminating third party appeals to the OMB on
specific development permit applications that meet the requirements and community vision set out in the OP and development permit
by-law; provides for a more flexible approval process whereby municipalities can incorporate a specified range of variation for
development standards.

The savings achieved by housing developers is in reduced wait times during the approval process, which could help eliminate long wait
times before beginning construction and reduce risk of holding undeveloped land for prolonged periods of time. Developers of
affordable housing are especially affected by long wait times as financing and funding opportunities are often based on the speed at
which applications can be received and approved.

Advantages Disadvantages

A The expediting or fast-tracking of affordable housing A The implementation of a more efficient and/or
developments means construction can start sooner automated system requires more client and staff
and financing costs will be lower training, and sometimes involves high upfront

A For all residential developments, faster approvals mean implementation costs for the municipality
that the costs of developing housing are decreased, A Monitoring is required to ensure that a reduction in
and that if savings are passed on to consumers, this approval times is not the result of a decrease in the
will result in housing that is more affordable quality of planning and design decisions

A A more efficient approval process makes for a more A May be complicated to implement, particularly for
efficient use of developer and municipal staff time and larger urban municipalities
resources

A Shorter approval times can reduce development risk

Planning Act (5.70.2)

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES CITY OF MISSISSAUGA
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Province of Ontario

Various municipalities in Ontario have adopted the Development Permit System. The Development Permit System (DPS) is a provincial
policy aimed at generating benefits to Ontario communities by creating a more streamlined and flexible planning approval process,
enhancing environmental protection, building strong communities and encouraging community involvement in the planning process.
The DPS achieves this by encouraging municipalities to combine several of their development applications into one approval process
and to further specify their requirements for approval. The ultimate impact from the municipality’s perspective is to facilitate
developments that support and reflect the vision established for a planning area. The DPS also reduces application fees and processing
time for developers. This tool has been implemented in the Town of Carleton Place and Township of Lake of Bays.

Reducing the length of the approval process would result in a medium direct cost and a medium impact on affordability.

Canada Mortgage and Housing Corporation. 2015. Affordable Housing Ideas: Policy and Regulation. Retrieved from:

Metro Vancouver Regional Housing (2012). What Works: Affordable Housing Initiatives in Metro Vancouver Municipalities.

Ministry of Municipal Affairs and Housing (2011). Municipal Tools for Affordable Housing. Accessed from:
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5. Public Education and Community Outreach Programs

Education and awareness programs indirectly speed up the approval process by creating community support and tolerance for
affordable housing and also by dispelling myths and misunderstandings about such housing and its occupants. This can be accomplished
in at least two ways: adopting a strategy to deal with NIMBY and creating public education packages.

Advantages Disadvantages
A Raising awareness of the benefits of affordable A Would require staff time and additional resources to
housing for the community leads to community develop education packages and sessions

acceptance of a development and may avoid
challenges to the development, including applications
to the OMB

Planning Act (5.70.2)

City of Mississauga
The City’s experience with public education and community acceptance initiatives during the development of the second unit policy
facilitated a smoother process and helped make implementation more successful in terms of legalizing existing second units.

Reducing the length of the approval process would result in a medium cost to the municipality but indirectly assists with fast tracking
the development approval process.

Canada Mortgage and Housing Corporation. 2015. Affordable Housing Ideas: Policy and Regulation. Retrieved from:

Metro Vancouver Regional Housing (2012). What Works: Affordable Housing Initiatives in Metro Vancouver Municipalities.
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MODIFYING DEVELOPMEN STANDARDS

6. Alternative Development Standards

This policy would involve either adopting alternative standards (the use of flexible planning and engineering standards) or modifying
standards for particular uses (the modification of specific standards for affordable housing and housing geared to special needs).

Development standards are the rules that municipalities use to guide the planning, design and construction of residential communities.
Planning and engineering standards relate to lot sizes and frontages, street pavement and right-of-way widths, parking and the location
of sewer, water and utility lines. Development standards ultimately affect the cost and environmental impact of new developments, as
well as the quality of life enjoyed by a community’s residents. Changes to planning and engineering standards can reduce the costs of
residential development (e.g. reduced frontage).

Alternative development standards are intended to replace traditional standards with more flexible and innovative regulations. For
example, right-of-way and road pavement widths can be reduced without compromising safety, resulting in land cost savings; lots can
be smaller or configured differently to increase densities; and utility trenches can be combined. Municipalities can reduce capital and
maintenance costs for itself and developers, while facilitating pedestrian-friendly and transit-supportive areas, through agreements that
reduce requirements or exempt owners or occupants of a building from providing and maintaining parking facilities, particularly where
public transit is available.

In 2005, Mississauga developed alternative City-wide parking guidelines for Peel Housing, private non-profit developers and housing co-
ops. However, this standard was not incorporated in the zoning by-law and applicants must seek relief through the minor variance
process.

Advantages Disadvantages
A Increased housing affordability, achieved by reducing A Risk aversion: conventional engineering standards
the costs of servicing lots, lowers housing prices for reflect built-in safety factors and are only likely to be
consumers when savings are passed on relaxed when there is clear evidence that doing so can
A More intense use of land ensures lower per-dwelling provide public benefits without undue risk
land costs and reduced municipal infrastructure costs
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A A reduced environmental footprint through more A A lack of understanding and support: modifying
compact development, which can reduce greenhouse development standards can involve or affect many
gas emissions different participants including elected officials,

A Greater variety in housing types encourages more planners, engineers, construction managers,
inclusive and affordable neighbourhoods environmental professionals, etc.; not all groups will

A This helps overcome supply constraints due to have the same level of understanding and offer the
minimum size standards and lets the market supply same support for the new programs and policies
reach lower-income households A Conflicting financial perspectives: the bottom line is

important to both developers and municipalities;
however, these key stakeholders account for their
investment costs and benefits differently, making it
difficult to identify agreed-upon financial impact costs

A Complex and costly municipal approval process: where
new development standards are first proposed in a
development application, the involved parties must
negotiate the application of the standards as well as
the sharing of costs and responsibilities

A A piecemeal application: the aggregation of several
alternative standards in one development may vyield a
different result than the simple sum of its parts

Planning Act (s5.40)

Dieppe, New Brunswick

The City of Dieppe, New Brunswick, in partnership with the Province of New Brunswick and a private builder, implemented the
sustainable community design (SCD) concept, which protects environmentally sensitive areas and provides affordable housing in the
subdivision. While this concept was one of the City’s responses to decreasing greenhouse gases, it also brought positive effects on the
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provision of affordable housing by helping to reduce the costs of developing new dwelling units, as less land was required for each
individual lot, which in turn provided the right density to locate this subdivision as one of the transit stops for the area.

Orillia, Ontario

To help promote affordable housing development, the City of Orillia exempts non-profit affordable housing development or
redevelopment from parkland dedication requirements.

Toronto, Ontario

The City of Toronto's parking requirements for "alternative housing” (a dwelling unit owned and operated by or on behalf of the City of
Toronto or by a non-profit or private agency in cooperation with the City of Toronto) has been reduced to 0.1 spaces per unit (or 1 space

per 10 units).

Performance based planning has been used in the United States, Australia, New Zealand and Scandinavia.

Alternate development standards have been shown to have a low direct cost to municipalities while having a medium benefit for urban
communities. The City should consider re-examining its reduced parking standards and other alternative development standards to
determine effects on the production of affordable housing.

Canada Mortgage and Housing Corporation. 2015. Affordable Housing Ideas: Policy and Regulation. Retrieved from:

Ministry of Municipal Affairs and Housing (2011). Municipal Tools for Affordable Housing. Accessed from:

SHS Consulting (2009). Region of Peel Official Plan Review Background Report: Tools and Practices to Address Housing Issues.
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CREATING OPPORTUNIES FOR PROVISION ORFFORDABLE HOUSING

7. Density Bonusing

The policy authorizes municipalities to grant increases in height and density of development in exchange for the provision of “facilities,
services, or matters” (which could be aimed at the provision of affordable housing).

Density bonusing encourages developers of new commercial and residential projects to provide for affordable housing and various
public amenities within new developments in exchange for increased developable floor space. Density bonusing is usually associated
with downtown or similar developed areas, where additional revenue-generated space can be offered and where increased building size
will not impose on surrounding environment and infrastructure.

Mississauga’s Official Plan identifies “affordable, assisted and special needs housing” as potential community benefits that may be
achieved through density bonusing. Since 2012 the City has also had a Bonus Zoning Corporate Policy and Procedure which identifies
affordable housing as one of the community benefits that can be secured through this policy, although to date, this has not been done.
The policy works on the basis of achieving good planning principles first and foremost. Through negotiations, the City aims to capture
from 20% to 40% of the increased value of the land as a result of the increased height and/or density.

Advantages Disadvantages
A Research has shown that negotiated bonusing has A The initiative is generally only associated with
been very successful in providing affordable housing downtown and other intensively developed areas
where additional revenue-generating space can be
offered

A Must also consider if additional density represents
good planning and if the additional density can be
supported by existing infrastructure

Planning Act (s.37)
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Toronto, Ontario

The City of Toronto has used density increases, starting in 2000 when it implemented a framework which provides a “facilities-first”
approach whereby units can be provided as affordable housing or the developer has the option of providing cash-in-lieu of affordable
housing. More recently, the City of Toronto has developed its own set of guidelines for the implementation of density bonusing, as well
as a protocol for negotiating the community benefits.

The City of Toronto has also used section 37 of the Planning Act to achieve affordable housing. The City’s official plan authorizes the use
of section 37, subject to certain provisions, including a requirement that the community benefits obtained must bear a reasonable
planning relationship to the increase in the height and/or density of a proposed development. Affordable housing is specifically
identified in the City’s official plan as a potential community benefit that may be achieved through section 37, and, subject to other
relevant policies, as the first priority community benefit when height and/or density increases are sought in relation to large residential
developments.

New York, New York

In 1987, the City of New York established an inclusionary housing program that provides a density increase of up to 20 percent for new
market-rate housing projects in exchange for the provision of new or rehabilitated lower-income housing. The program was expanded in
2005 to certain areas being rezoned as part of the Marketplace Plan (also called Designated Areas Program). As part of the expansion
of this program a density bonus of up to 33% above the base floor area ratio was offered and in exchange, developers had to set aside
20% of a building’s residential floor area to house low-income families. The program was further expanded to include affordable
ownership in 2009. As of 2013, about 2,760 affordable units have been created.

Based on the City’s experience, this tool may not yield many affordable units on its own but may yield more units when implemented in
combination with other tools such as inclusionary zoning and/or financial incentives.

Ministry of Municipal Affairs and Housing (2011). Municipal Tools for Affordable Housing. Accessed from:
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Metro Vancouver Regional Housing (2012). What Works: Affordable Housing Initiatives in Metro Vancouver Municipalities.

Office of Policy Development and Research, U.S. Department of Housing and Urban Development (2013). Evidence Matters: Inclusionary
Zoning and Mixed-Income Communities. Accessed from: https://www.huduser.gov/portal/periodicals/em/spring13/highlight3.html
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8. Inclusionary Zoning

Inclusionary zoning typically requires or encourages private developers to construct some proportion of new residential development
for affordable housing. Fees-in-lieu, land and other contributions of an equivalent value are also sometimes accepted by local
municipalities. The initial price or rent of the affordable units is set by terms of the program and first occupancy is limited to income-
eligible households. Restrictions are also placed on subsequent occupants and on rent increases and resale prices but these vary by

municipality.

Policies can either be mandatory or incentive-based. When mandatory, developers are required to contribute affordable housing as a
condition of development approval with density bonuses and other concessions that may be provided to offset the costs incurred by the
developer. In incentive-based programs, builders are encouraged to contribute voluntarily to affordable housing in exchange for density
bonuses and other offsetting incentives such as fast-tracking of approvals and reduced development standards. Research does show
that incentive-based programs produce significantly less affordable housing than mandatory ones. The inclusionary zoning initiative
depends on a buoyant housing market to create new affordable housing units.

As part of the Province’s update to its Long Term Affordable Housing Strategy (2016), it is proposing inclusionary zoning legislation that
will enable municipalities to mandate the inclusion of affordable housing units in new development projects.

Advantages

Disadvantages

A Inclusionary housing policies have enabled the
development of affordable housing units in markets
where such housing would not normally have been
developed (primarily in high-growth areas)

A Helps to overcome local opposition to affordable
housing (NIMBY)

A Helps to offset high housing costs to lower income
consumers during periods of rapid growth in market
housing

A Helps to promote diverse communities where
households of a wide range of incomes can live

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES

Resistance from the for-profit development industry
Local ratepayers may object to higher densities in
return for affordable housing because of perceived
impacts on neighborhoods

Inclusionary policies require administrative support
from senior and local governments, including
identifying affordable housing prices and rents,
monitoring development, and enforcing policies
Little evidence that this policy has helped significantly
in overcoming affordability problems of low-income
households
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A Would help to secure land and/or units for affordable
housing in large scale redevelopment areas e.g.
Lakeview

Provincial Policy Statement and Planning Act (s.34 and 37)

Palo Alto, California

Palo Alto is a wealthy and built-out community in the heart of Silicon Valley. For many years, this area has added jobs at a faster rate
than homes. To redress the imbalance, the municipality implemented an inclusionary zoning program, the Below-Market-Rate Program
and Housing Impact Fees, which required residential projects to provide 10 percent of the units as below-market rent. Since 1979, the
program has created 177 affordable units and has received payments of $1 million in fees-in-lieu.

State of New Jersey

The Fair Housing Act of 1985 requires growing municipalities in New Jersey to provide for affordable housing. Most municipalities use an
inclusionary housing policy to achieve this goal. Inclusionary housing policies require private market rate developers to include a
percentage (usually 20%) of all units in new residential developments as affordable housing for low- and moderate-income households.
Seventy percent of all new housing constructed for low- and moderate-income households in New Jersey is created by using these
policies. The Fair Housing Act has added 53,500 affordable housing units, with 23,100 of these either already built or under construction,
14,600 units with zoning in place, 6,300 regional contribution agreement units, and 9,500 units that have been rehabilitated.

France

The Solidarity and Urban Renewal Law (SRU) establishes that every municipality with more than 3,500 inhabitants has to have at least
20% of social housing stock. Each municipality can decide how to achieve this. In Paris, the urban plan requires that each new private
development has to reserve 25% of the new construction area for social housing. Since 2002, those municipalities that did not meet the
20% minimum requirement were subject to a tax payment to be used to support social housing construction.
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United Kingdom

Section 106 of the 1990 Town and Country Planning Act is a tool that can be used by the municipality through the Local Planning
Authority to negotiate with private developers a minimum percentage of social housing and/or new equipment according to the

community needs as part of the process of gaining planning permission. The issue with this legislation is that it is not binding and
depends on the negotiation between the local authority and the private developer.

City of Vancouver
In 201, Vancouver adopted the Cambie Corridor Plan which requires inclusion of affordable housing, including affordable rental housing,
in target rental areas, on large sites and elsewhere.

Inclusionary zoning has a low direct cost to the municipality while having a high benefit for urban communities but the City would have
to wait for enabling Provincial legislation to be in place to fully implement this tool.

Canada Mortgage and Housing Corporation. 2015. Affordable Housing Ideas: Policy and Regulation. Retrieved from:

Morales, L. and Garcia-Almirall, P. (2015). The Housing Policy Structure of Paris, London and Barcelona: A Comparative Research.

Metro Vancouver Regional Housing (2012). What Works: Affordable Housing Initiatives in Metro Vancouver Municipalities.

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES CITY OF MISSISSAUGA


https://www.cmhc-schl.gc.ca/en/inpr/afhoce/afhoce/afhostcast/afhoid/pore/usinhopo/index.cfm
https://www.cmhc-schl.gc.ca/en/inpr/afhoce/afhoce/afhostcast/afhoid/pore/usinhopo/index.cfm

®
242 SHS CONSULTING

POLCY » RESEARCH = COMMUNITY DEVELOPMENT

9. Remove Barriers and Incent Creation of New Second Units

Second units are one of the most cost-effective ways to increase the supply of affordable rental housing and integrate affordable
housing throughout the community while maintaining neighbourhood character. Some municipalities have opted to provide grants or
loans to encourage the development of second units as affordable rental housing. In most cases, rents for units receiving a grant or loan

are required to meet affordable levels for a certain time period.

The City of Mississauga incorporated second units into their affordable housing strategy as a means of increasing the stock of affordable
housing. Mississauga’s plan to permit second units includes official plan policies, zoning regulations, and licensing requirements. The City
recently replaced the annual licensing with a one-time registration to simplify the process for illegal second units to comply with City

regulations and the establishment of new units.

The City should consider the potential impact on affordability by providing grants and/or construction loans to assist with the creation

of new second units.

Advantages

Disadvantages

A Second units can provide a solution to the demand for
affordable rental housing such as youth, older adults
and new immigrants and assists households facing
financial challenges to stay in a community such as
homebuyers with limited equity or on fixed incomes

A Second units provide affordable rental housing in a
neighbourhood setting without major government
assistance, as they do not generally put much of a
demand on local governments except for inspections
and education

A In many areas, very little rental housing is being built
and secondary suites are a cost-effective way of
addressing rental housing needs, while also achieving
housing densification in both urban and rural areas

Secondary suites are often provided illegally, even in
areas where they have been legalized, because it is
expensive to bring units up to current standards (e.g.
fire and building code compliance)

There can be strong opposition to legalizing secondary
suites from local residents

Secondary suites may add increased pressure on
crowded streets where parking is limited

Many homeowners are reluctant to go through the
complex procedures associated with creating a
secondary suite, including getting proper approvals
There is a concern with regard to illegal second units
that do not meet health and safety standards

There is limited information on existing illegal units

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES
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A Second units can make better use of existing A The impact of second units on the character of a
infrastructure where demographic shifts in neighbourhood is a common community concern
neighbourhoods may have resulted in capacity A The current legislation on development charges

Homeowners can reduce their monthly carrying costs
by an average of 22.5% with a second unit

penalizes homeowners/ developers building second
units as part of new construction as they are charged

for the second dwelling. The Province’s Long Term
Affordable Housing Strategy Update aims to eliminate
this barrier by requiring municipalities to provide
development charge exemptions for second units in
new homes

Planning Act (s.16, 17 and 34)

Edmonton, Alberta

The City of Edmonton encourages the creation of secondary suites by relaxing bylaw restrictions and providing grants to homeowners
who add rental suites to their homes. The City’s main reason for introducing a secondary suites program was the lack of affordable
rental housing in 2005. The City introduced its Cornerstones plan, which includes funding for the Secondary Suite program, in 2006.
This Secondary Suites program was designed to increase safe, affordable housing options for lower income households and resulted in
the creation or upgrading of 553 secondary suites. Renewed funding of $3 million in 2013 is helping to upgrade and create an additional
450 secondary suites by the end of 2016. As of 2014, secondary suites grants operating agreements changes from a ten-year term to a
five-year term.
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City of Calgary

The City of Calgary introduced a Secondary Suites grant program which provided a maximum one time grant up to $25,000 to
registered owners for up to 70% of eligible costs (development, permit fees and construction costs). A total funding of $6M achieved
240 new second units which must be available for rent for 5 years. Family members are considered legitimate tenants. The owner is
required to report annually on rents.

The direct cost to the municipality of permitting secondary suites is low, unless this is combined with a grant or loan program which
would require additional financial investment. On the other hand, the benefits of permitting secondary suites in terms of increasing the
supply of affordable housing are medium.

The City of Mississauga will be reviewing potential incentives to encourage legal second units as part of its Affordable Housing Program.

Canada Mortgage and Housing Corporation. 2015. Affordable Housing Ideas: Policy and Regulation. Retrieved from:
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10. Permit Garden Suites and Laneway Housing

Garden suites (also known as "granny flats") are an affordable housing type because they do not require the purchase of land and they
are relatively inexpensive to install if they are constructed from pre-fabricated materials. They are detached self-contained residential
structures on existing residential properties that contain sanitary and kitchen facilities and bedroom/sleeping areas. These are designed
to be portable and are accessory to the existing residential structure.

Laneway (or carriage) housing refers to a small, detached form of infill housing built on a single family lot and typically located in a rear
yard and oriented towards the lane. Laneway houses might be permitted in residential areas and can be built in addition to a secondary

suite in the main house. The dwelling would be for rental or family occupancy only.

Additional revenue for homeowner (to cover housing costs) and an increase in the housing supply without the cost of new land for
affordable housing.

Municipalities can pass temporary use by-laws authorizing garden suites as a temporary use for up to 20 years. Municipalities can also

extend the temporary authorization for garden suites by further three-year increments.

Advantages

Disadvantages

A A relatively inexpensive housing option for households
in need of affordable housing

A The unit is connected to the services of the main
dwelling and does not require the purchase of land

A Garden suites can act as a mortgage helper to the
homeowners if rental income is received

A Common in rural communities where the property
fabric can support additional dwelling. In these areas
larger lot sizes are more common facilitating the
establishment of garden suites

A The policy is suitable for cities with large proportions
of single-family houses on large lots

AFFORDABLE HOUSING PROGRAM - MUNICIPAL BEST PRACTICES

The approval process can be lengthy, especially if a
site-specific bylaw is required

Neighbours may raise concerns about the increase in
density

It can be difficult to install the garden suite in denser
residential areas

The policy may only help relatively well-off seniors
whose children have houses or who own a property
themselves and can share the lot with their children
This solution may not help the people in most need of
help
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Planning Act (s.39)

Moncton, New Brunswick

The goal of permitting the development of garden suites in Moncton is to allow homeowners to use extra space on their lot for income
that can be put toward their mortgage payments. Also, the suites can provide affordable rental housing to their relatives or to low-
income renter households. They can be located in the rear yard or on top of a garage. Creating a garden suite in the city of Moncton
involves applying for a “change of use” as well as a building permit and paying the associated fees. There are no additional fees for
licensing or registration. The suites help Moncton achieve its affordable housing goals.

Town of Bradford West Gwillimbury
The Town of Bradford West Gwillimbury promotes garden suites and secondary suites as part of their strategy to assist in the provision
of new affordable rental housing that meets the needs of an aging population and to achieve residential intensification goals.

There is limited applicability of garden suites and laneway housing on a large scale due to the property fabric in Mississauga but there is
an opportunity to expand the second unit policy to incorporate garden suites and laneway housing. Consideration should be given to
permitting in Mississauga Official Plan and allowing garden suites and laneway houses through a rezoning on a case-by-case basis.

Canada Mortgage and Housing Corporation. 2015. Affordable Housing Ideas: Policy and Regulation. Retrieved from:

Ministry of Municipal Affairs and Housing (2011). Municipal Tools for Affordable Housing. Accessed from:
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11. Prohibit Downzoning

Downzoning is the reduction of density allowed for a certain property under zoning bylaws, such as from high density to medium
density. Downzoning may have the effect of reducing the affordable housing stock as sites that are currently zoned to allow multi-
residential developments, which are generally more affordable, would only allow low density residential developments after the
downzoning process.

Advantages Disadvantages
A Ensures the efficient use of land A May be seen as limiting the rights of property owners
A Avoids the necessity of rezoning in the future A May be challenging to implement in established
A Keeps property values high due to the high potential municipalities
for development

Planning Act (s 16, 17. 34)

Ottawa, Ontario

The City of Ottawa’s Official Plan has a policy that specifically prohibits downzoning of residential land to curb the loss of affordable
housing. The goal of this policy is to ensure that redevelopment of land does not result in low density infill housing and the loss of
apartment potential for multi-housing types of development.

The City of Mississauga has policies that discourage downzoning in its Official Plan but there is a need to investigate whether the policy
is adequate to prohibit downzoning.

SHS Consulting (2009). Region of Peel Official Plan Review Background Report: Tools and Practices to Address Housing Issues.
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RETAINING EXISTING ENTAL HOUSING STOCK

12.Demolition and Conversion Control

The preservation of the existing affordable housing stock is an important component of a local housing strategy. Affordable rental units
are sometimes lost through demolition, the conversion of existing units from rental to ownership / condominium and property
renovations.

Municipalities may enact by-laws to prohibit and regulate the demolition of residential rental properties containing six or more dwelling
units and the conversion of such properties to a purpose other than residential rental. Some municipalities have developed demolition
and conversion control policies through their land use processes to help ensure the preservation or replacement of affordable housing in
communities where residential rental housing is decreasing. In Ontario, many municipalities have official plan policies that prohibit the
conversion of rental buildings unless the vacancy rate reaches a certain level.

Some municipalities have policies related to replacing affordable housing units that have been demolished or converted to another
tenure (i.e. ownership or condominium) or use. This helps ensure that the affordable housing supply in a community is not diminished.

Advantages Disadvantages

A Itis usually less expensive to convert existing A The process of renovation can be disruptive to tenants,
residential properties instead of building new buildings who may have to move temporarily

A This initiative can be combined with the preservation A Sometimes the upgrading of rental housing results in
of historic buildings rent increases even if grants are provided, so rent

A Can help preserve affordable housing for residents of a supplements may be needed
building that would otherwise be demolished or A When neighbourhoods are upgraded, they may
converted to condominiums or luxury rental units become attractive places to live for higher-income

A Can help stabilize inner-city neighbourhoods and earners, and this can push up land values and housing
increase self-sufficiency of tenants costs

Planning Act, .33
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Guelph, Ontario
The City of Guelph has also enacted a bylaw which designates the entire city as an area subject to demolition controls, in order to retain
existing residential stock and former residential buildings.

City of Ottawa

The City of Ottawa has Official Plan policies related to the conversion of six or more rental units to condominium or freehold ownership.
A conversion will only be allowed if the vacancy rate is at or above 3% and the existing rents are at or above the average market rent for
the area.

City of Burlington

The City of Burlington has a policy that prohibits the demolition or conversion to freehold or condominium ownership of rental
properties with six or more units unless the vacancy rate has been at or above 3% for the preceding two-year period. The policy also
states that were demolition occurs, replacement housing units should be provided.

Regina, Saskatchewan

Regina has a policy on the conversion of rental housing units to condominium units. Its purpose is to ensure the orderly conversion of
residential rental units to condominium ownership, to provide measures to mitigate hardship for tenants of rental properties that are the
subject of conversion applications, and to ensure that conversions do not significantly impact the supply of rental accommodation in the
city.

The policy states that there should be a vacancy rate of 2.0% or higher as determined by CMHC’s rental market reports for the
conversion to be approved. Properties with two to five units, designated heritage properties, properties in the Victoria Park
Conservation District, and vacant properties (at least 50% vacant for the past year) are exempted from the vacancy rate requirement. All
conversions, including heritage and vacant properties, are subject to the Tenant Transition and Assistance Measures which are designed
to address the hardship associated with conversions.
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Vancouver, British Columbia

The City of Vancouver has a replacement housing program in the Downtown Core to help ensure that the number of units affordable to
low and moderate income households is not reduced. This strategy may be replicated in an urban area where development is decreasing
the amount of single room occupancies (SROs), affordable market or special needs housing. It has been stated that for the replacement
program to be effective, all elements should be enforced: a one-to-one replacement, a $1,000 fee for each low income unit demolished
and a percentage of development cost levies for the purpose of replacement housing.

The City is currently losing approximately 75 rental units per year through conversion to condominium. Considering the very low rental
vacancy rates in Mississauga, developing and implementing a demolition, conversion and replacement policy for affordable rental units
may be advisable.

Ministry of Municipal Affairs and Housing (2011). Municipal Tools for Affordable Housing. Accessed from:

CMHC (2016). Retaining Affordable Housing. Accessed from:
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13.Municipal Capital Facilities Agreements

Municipal capital facilities agreements can be used by municipalities to create relationships with other parties such as public bodies,
municipal services corporations, the private sector and not-for-profit organizations to deliver municipal facilities. The types of municipal
capital facilities listed in the regulation include, among others, municipal housing project. As an example of this tool, a municipality may
consider an agreement with, and providing financial assistance to, a not-for-profit organization for affordable housing facilities.

Assistance for municipal capital facilities from a municipality can include:
A Giving or lending money
A Giving, leasing or lending property
A Guaranteeing borrowing
A Property tax exemptions or reductions

Municipalities may also consider development charge exemptions for land used for municipal capital facilities.

Prior to entering into a municipal capital facilities agreement to provide affordable housing, the municipality must pass a municipal
housing facility by-law. A municipal housing facility by-law must include a definition of “affordable housing”, policies regarding public
eligibility for the housing units to be provided as part of the municipal capital facilities, and a summary of the provisions that an
agreement respecting municipal housing project facilities is required to contain.

Advantages Disadvantages
A Non-profits and/or private developers put up a portion A Significant initial investment and risk for the
of the capital and operating costs municipality
A Services, such as affordable housing, are delivered A Limited control over who the target client group is and
even if the municipality has limited resources how service is delivered

A Increases the supply of affordable housing for at least
the term of the agreement

A Project proponent takes on the responsibility of
developing and operating the housing project
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Municipal Act 2001, s.110

The Municipal Act will be undergoing a review as a complementary initiative to updating the Provincial Long Term Affordable Housing
Strategy. Possible amendments include amendments to regulations respecting municipal/city services corporations and Municipal
Housing Capital Facilities Agreements.

Region of Peel
The Region of Peel has a bylaw, “Municipal Housing Facility Bylaw”, governing the provision of municipal housing project facilities in the
Region and allowing the Region to enter into agreements with housing providers.

The City should consider passing a Municipal Housing Facility Bylaw as enabling legislation to provide financial incentives for affordable
housing once the Province has enacted amendments permitting municipalities other than those designated as Service Managers to
adopt such a bylaw.

Ministry of Municipal Affairs and Housing (2011). Municipal Tools for Affordable Housing. Accessed from:
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14. Community Improvement Plans

A Community Improvement Plan (CIP) is a tool that allows a municipality to direct funds and implement policy initiatives toward a
specifically defined project area. Section 28 of the Planning Act gives municipalities that have enabling policies in their official plans, the
ability to prepare Community Improvement Plans. The Community Improvement Plans are intended to encourage rehabilitation
initiatives and/or stimulate development. Once implemented, the plan allows municipalities to provide tax assistance, grants or loans to
assist in the rehabilitation of lands and/or buildings within the defined Community Improvement Project Area.

Municipal councils must adopt Official Plan policies and a bylaw to designate a community improvement project area. The Official plan
policies must specify municipal programs and incentives and their eligible works, improvements, buildings or facilities.

Subsection 28(1.1) of the Planning Act provides that community improvement includes the provision of affordable housing.
Municipalities can consider using CIPs to provide for grants or loans in relation to the provision of affordable housing within CIP project
areas. In some instances, loan agreements between municipalities and land owners require that specified properties be maintained as
affordable housing.

Advantages Disadvantages
A Can enable municipalities to provide grants and loans A Would require investment in grants or loans within the
to stimulate private sector investment in targeted CIP project areas

areas of the community

A Can promote revitalization and place-making to attract
tourism, business investment and economic
development opportunities

A May promote brownfield cleanup and redevelopment

A May make more effective use of existing community
infrastructure

A Allows for registration of grant and loan agreements
on title
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Planning Act (s.28), Municipal Act (s.106)

Waterloo, Ontario

The Region of Waterloo Reurbanization Community Improvement Plan (RRCIP) was established to help reduce development costs in an
area of the Central Transit Corridor (CTC) and to promote a number of redevelopment goals, for example, providing for an appropriate
range of housing choices, including affordable housing. While there were a number of under-utilized sites within the CTC with potential
for reurbanization, redevelopment of these sites had proved difficult by their arrangement, the presence of existing buildings, or being
too small to accommodate higher densities.

This tool would require a bylaw to be passed as well as identification of affordable housing as a community benefit in the Official Plan. It
would also require financial investment in the form of grants or loans as well as negotiated agreements with landowners/ developers.
The Region of Peel may also participate in a municipal CIP for affordable housing in Mississauga.

Ministry of Municipal Affairs and Housing (2011). Municipal Tools for Affordable Housing. Accessed from:

Ministry of Municipal Affairs and Housing (2015). Land Use Planning: Community Improvement Plans. Accessed from:
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PROVIDING LAND AT REDWED COST
15. Providing Land

a. Land Leases/ Ground Leases

The length of the lease can be as long as 99 years, which is considered to be comparable in value to freehold ownership. The
length of the lease is sometimes tied to the expected life of the building, about 60 years for residential construction, which
brings the lease value to about 75 per cent of outright ownership. Leases with shorter periods generally cost less to the
lessee than long-term leases.

b. Donated City-Owned Land

In this situation, a municipality donates the land to an organization, usually a non-profit group, for the purposes of building
an affordable housing project on it.

c. Providing Land at Below Market Value

Governments, non-profit groups, or private sector organizations might lease out or sell land at below market rate as a way
of making housing more affordable. They have the option of enhancing affordability even more by offering the land on
favourable terms or by deferring payments until they can be covered by the rental income.

For many organizations, land leases are generally preferable to donating the land or selling it at a reduced price, because
they can provide effectively the same assistance without relinquishing ownership and control of a public asset. For this
reason, landholders sometimes choose to lease out the land at nominal rate (for example, $1). Also, through terms in the
leasehold agreement, they are able to ensure that the affordability of the housing is maintained for the period of the lease.

Advantages Disadvantages
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