
 

Staff Report 

If this information is required in an alternate accessible format, please contact the Accessibility 
Coordinator at 905-623-3379 ext. 2131. 

Report To: General Government Committee Report Number: CAO-013-19 

Date of Meeting: November 25, 2019  Resolution#: 

Submitted By: Andrew C. Allison, CAO By-law Number: 

Report Subject:  Affordable Housing Toolkit 

Recommendations: 

1. That Report CAO-013-19 be received; 

2. That the Municipality continue to utilize the following tools to incentivize all qualifying 
affordable housing projects: 

(a) Expedited Approvals (section 2.3); 
(b) Secondary Suite Development Charge Exemption (section 2.6); 
(c) Deferral of Payment of Development Charges (section 2.10); 
(d) Partial Waiver of Development Application Fees (section 2.11); 
(e) Waiver of Security Requirements (section 2.12); and 
(f) Property Tax Rate Rebate (section 2.13);  

3. That staff prepare a draft Official Plan Amendment and Zoning By-Law Amendment 
to implement Bill 108 requirements respecting additional residential units (secondary 
suites and garden suites – sections 2.6 and 2.7); 

4. That staff investigate the possibility of using inclusionary zoning policies (section 2.8) 
and report back to Council; 

5. That staff report back to Council on the use of community benefits charges (section 
2.14) after the Planning Act regulations respecting CBCs are in place and more is 
known about how they can be applied; 

6. That the Clarington Official Plan policy encouraging affordable housing be 
implemented through Secondary Plan policies (section 1.12);   

7. That staff investigate and report back to Council respecting policies that would allow 
developers that are not receiving provincial or federal subsidies to receive Municipal 
incentives (section 1.12); 

8. That reducing parking requirements (section 2.5), providing land (section 2.9) and 
any other possible incentives be considered by Council on a case-by-case basis; 
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State of the Clarington Housing Market



What do we 
know?





Financing  and  Economics of Affordable H ousing  
Developments
Purpose Built Rentals
The University of Toronto Cities Centre 
published a report that examined the feasibility 
of private sector investment in purpose-built 
rental accommodation in a research paper 
entitled, “The Financing & Economics of 
Affordable Housing Development: Incentives 
and Disincentives to Private Sector 
Participation.” The author, Jill Black, outlines 
the complexity surrounding the development of 
such affordable rental projects. It is clear from 
the financial models and pro-forma statements 
that without substantial subsidies the math 
simply does not add up.



What Does Affordable 
Mean?



Source: CMHC, 2018



W hat Does Affordable Mean?

• Lack of consensus amongst levels of government and advocacy 
groups

• Region of Durham, Affordable Housing Program - AHP and 
Investment in Affordable Housing for Ontario IAH have consensus: 
80% of Average Market Rent

• SIF is 80% of average market rent and CMHC Co-investment is 80% 
of median market rent.



C MH C  - Affordability Thresholds in Durham Reg ion (80% 
of Averag e Market Rent)



Based upon 2018 calculations, Clarington has the 
following AMR designations (net 20%):

- Allowable rent for Bachelor 
apartments ($656 per month)

- Allowable rent for 1 Bedroom 
apartment ($826 per month)

- Allowable rent for 2 Bedroom 
apartment ($935 per month)

- Allowable average rent for 3 Bedroom 
apartment ($1,044 per month)

CMHC, 2018



Knowing  This H ow C an We Do O ur 
Part to  Bridg e the Gap?



What can Clarington do to 
incentivize change?

Municipal Regulatory and 
Process Tools Land Based Incentives Financial Incentives



Municipal Reg ulatory and 
Process Tools



Expedited Approvals Process

This tool has been a component of affordable housing strategies in a 
number of areas including the City of Toronto and the City of Saskatoon. 
The utility of this tool is that it provides a fast-tracking process which 
can reduce the costs associated with holding undeveloped land, reduce 
development risk, and allow construction to begin sooner (lowering 
financing costs).

Example:

Clarington (Priority Application Status)



Application Assistance -
Community Outreach
Providing developers, not-for-profits and other interested parties with up-to-
date information around affordable housing and the process to access 
potential government incentives. Much of this is an educational piece, which 
could extend further to the general public to explain what affordable housing is 
and how the community is supporting it. Linking Transit Oriented Development 
to affordable housing around the proposed Courtice and Bowmanville GO 
Train sites is another key component.

Examples:

Region of Durham has a database with relevant resources for housing 
providers.

City of Mississauga (public education and outreach to explain to community 
how secondary suites work and the role their play in helping alleviate the 
affordability crisis).



Reduction in Parking  
Requirements

Providing parking increases the cost of development. A reduction of 
parking requirements could further facilitate pedestrian-friendly and 
transit-supportive communities. 



Secondary Suites (Incentivize and Reduce 
Barriers)
Within Bill 108, the Ontario Government made it clear that they believe 
secondary suites are a key part of the affordable housing solution. There are a 
number of advantages and disadvantages to this solution. SHS Consulting 
listed a number of those out for the City of Kawartha Lakes and County of 
Haliburton in a recent study.

Example:

The Municipality of Clarington provides a development charge exemption for 
the creation of one additional unit (apartment-in-house) in a single detached 
dwelling, semi-detached building or townhouse dwelling where the gross floor 
area of the additional unit does not exceed the original gross floor area of the 
existing dwelling.

Source: SHS Consulting, 2017



Source: SHS Consulting, 2017



Permitting  Garden Suites

Section 39.1 A one-unit detached residential structure containing 
bathroom and kitchen facilities that is ancillary to an existing residential 
structure and that is designed to be portable. 2002, c. 17, Sched. B, s. 12.

The Strong Communities through Affordable Housing Act, 2011 amended 
the Planning Act to allow municipalities to 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.

Example:

The Draft Zoning By-law released in November 2018 for the rural portion 
of Clarington proposes to permit a secondary apartment dwelling on a 
rural residential property as well as Agriculturally zoned parcels within 
the existing dwelling or detached garage.



Inclusionary Zoning

Planning tool that calls for a required number of affordable units to be 
built within a specific area. This powers of this tool have been amended 
and restricted only to Major Transit Station Areas (MTSA). They also 
require upper-tier inclusion in the Official Plan.

Despite not having approved stations or inclusion in the appropriate 
planning documents, Inclusionary Zoning could be explored in MTSAs in 
Courtice and Bowmanville (Transportation hubs).

Mechanism to "Make it Happen", whereas enforcement of up to 30% 
affordable less clear.



C ourtice 



Bowmanville



Land Based 
Incentives



Providing Land

In a high number of cases, affordable housing projects are able to be 
successful because the land is either gifted or provided at a below-
market value. The Municipality has identified surplus land that could be 
designated for affordable usage, either through:

a) Land lease

b) Donation

c) Sale (below market value)

Partnerships could be forged with other government entities to look at 
undertaking similar arrangements (school boards, Regional government, 
etc.)



Financial 
Incentives



Phasing, Deferring or Waiving 
Development Charges
By reducing the financial burden on the project it would free up cash to 
be spent elsewhere on the project. Even deferring or phasing the 
payments can be a great help.

Recent changes to the DC Act provides for longer payment terms

• 21 payments over 20 years for non-profit developments
• 6 payments over 5 years for rental housing (not non-profit)

The opportunity exists in 2020 when updating Clarington's DC by-law to 
consider other DC incentives.

Example:

Clarington has entered into agreements to defer collection of 
Development Charges (e.g. Parkview).



Phasing , Deferring  or Waiving  
Development Application Fees

By reducing the financial burden on the project it would free up cash to 
be spent elsewhere on the project. Even deferring or phasing the 
payments can be a great help.

Example: 

Clarington offers a 50% reduction for not-for-profit and registered 
charitable organizations (e.g. Parkview).



Waive Security Requirements

Builders are required to put up funds to meet security requirements 
under development agreements. In Newcastle, Parkview Lodge was 
required to put up thousands of dollars to secure servicing costs. The 
Municipality waived that requirement.



Property Tax Rate Rebate
In order to qualify for the affordable housing fund under the SIF-IAH 
Program, the host municipality must set the property tax rate at that of 
residential, not multi-residential. This is in the form of an annual rebate 
of taxes paid.

Example:

Clarington Council utilized this tool to assist Parkview Lodge by 
employing a rebate (from multi-residential to residential). This rebate 
has a 20 year term, provided that the project remains an eligible 
affordable housing project. The forgone revenue is $4,055/year in 2019 
dollars.



C ommunity Benefit C harg es
Backg round

The new provincial act "Bill 108: More Homes, More Choices Act" will 
remove soft services (Parks, Recreation, Library and Planning Studies) 
from development charges and move these services to a Community 
Benefit Charge (CBC). The implication of this change is not yet known, 
as the regulations of the Act have not been released. It is in anticipated 
that the regulations will be released in October.



Community Benefit Charges

Exemptions from community benefits (Proposed Regulations)

Proposed content

The Minister is proposing that the following types of developments be exempt from 
charges for community benefits under the Planning Act:

• Long-term care homes
• Retirement homes
• Universities and colleges
• Memorial homes, clubhouses or athletic grounds of the Royal Canadian Legion
• Hospices
• Non-profit housing



Affordable Housing Community Improvement Plan
City of Cambrige

The Affordable Housing Community 
Improvement Plan (CIP) is a program 
implemented by the City of Cambridge to 
minimize the financial barriers to the creation of 
affordable housing projects by introducing 
incentive-based programs. The Affordable 
Housing CIP was adopted by Council on 
November 15th, 2016 and offers eligible 
projects exemption from municipal fees 
including planning application, building permit 
and sign permit fees; deferral of development 
charges and Tax Increment Grants.



O ther Initiatives on the H orizon



Tiny Homes





What has success looked 
like?







Summary of What We Have 
Done

• Priority Application Process
• Secondary Suite Support
• Development Charge Deferral
• 50% Reduction of Development Application Fee Costs
• Waive Security Requirements
• Property Tax Rate Rebate



The Bottom Line...


