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Overview 
• What’s the Problem?

• Who Needs What Homes Where and at What 
Cost?

• How to Fix It
• More non-market affordable and 

supportive housing
• Legalize well-located housing
• Better ways to ‘say yes’ to affordable 

housing

• Conclusion: Role of residents
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Recent research
• Home Truths: Fixing Canada’s Housing 

Crisis (UBC Press, 2024) 

• Scaling Up Affordable Housing through 
a Build Canada Homes 
Proposal (Maytree Foundation, September 
2025)

• Rights-Based Intergovernmental 
Agreements for the Next National Housing 
Strategy (Office of the Federal Housing 
Advocate, April 2026)

• Saying Yes to Affordable Housing (School of 
Cities, June 2026)
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Elements – 
right to 
adequate 
housing 
(National 
Housing 
Strategy Act,  
2019)
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Who is responsible for what? 
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Federal:
Taxation

Immigration

Infrastructure financing

Leadership: targets to meet need

Provincial
Tenant protections

Land use planning

Social and health services

Social assistance

Municipal
Planning permissions

Land for nonmarket housing

Local coordination of housing and 
homelessness services



Canada’s housing crisis 
• The median home price ($700,000) 

is 3-5X more expensive than what 
a median income 
household ($84,000) can afford

• The median asking rent 
($2,057/mo) is 2X as expensive as 
what an average low income 
household can afford, & 3% of 
renters reported being evicted in 
2024

• Homelessness has doubled 2018-
2024
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What is Non-Market Housing?

• Sometimes known as ‘community 
housing’ in Canada and ‘social 
housing’ internationally

• About 700,000 homes across 
Canada, 4% of total housing stock

• Public housing (55%): municipal 
and provincial

• Community non-profit (26%): 
includes supportive housing

• Non-profit cooperative (16%)
• Indigenous (3%) 

CHRA, 2026 7



Why is Non-Market Housing Necessary?

1. More affordable: Average asking rent 
in Ottawa $2,140, about twice what a 
low-income household can afford 
(rentals.ca May 2026)
• Below-market rent $1,400; Rent 

geared to income average is $700

2. Stays affordable: Because rents 
linked to costs not profit, even a 
‘market’ rent in non-market stays 
lower over time: 20% after 20 years, 
33% after 30 years

3. Less likely to evict

The Haven, Barrhaven (Multifaith 
Housing)
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We are building fewer homes than in the 1970s 
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Source: Moffatt 2022



We stopped building rental homes in the 1970s- & 
haven’t caught up to the deficit
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Source: National Housing Accord 2023



We stopped building non-market (public, coop,
community) homes in 1992 - & we still aren’t 
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Source: Brian Clifford (2023)



We need new supply, but it needs to be affordable
• 17.2 million homes in Canada in 2026

• 16.8 million households (vacancies, 2nd homes)
• ~15 million ‘private households’ in 2021 (own entrance, kitchen, bathroom)

• About 225,000 completions in 2022 (last year CMHC had data)
• But number of households increased 340,000 per year 2021-25
• What happens? 2.4 ppl/hh Canada, 2 in Germany & Denmark
• Fastest growing hhs 2016-21 intergenerational & unrelated ppl

• Only 1.3% of housing stock added each year (net # lower)
• Even in most ambitious plan, 2.8%/year

• Takeaways:
• ‘Filtering’ (aggregate supply solution) will take ~ 50 years 
• We need to focus on affordability of existing stock: stable or declining costs/ 

rents 
• AND new supply must directly meet needs
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National Housing Strategy 
(2017) has failed to help 
those most in need 
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Source: Canadian Tax Observatory, 

2026

• $110 billion in investment, mostly 
to unaffordable market rental 

• only 3% of the $55 billion 
Apartment Construction Loan 
program met needs of minimum 
wage workers 

• No $$ left in Affordable Housing 
Fund  - provinces are cutting 
affordable housing in anticipation



Why is homelessness growing? 

14
Ontario Works social assistance in real 

dollars, Maytree, 2025

• Provincial government social 
assistance did not keep up with basic 
needs like housing

• $425 housing allowance can’t rent a room

• Municipal governments don’t allow low-
cost housing near jobs and services

• 50,000+. rooming houses closed 
down from 1970s onwards

• Zoning doesn’t allow small apartment 
buildings or new rooming houses in most 
well-located areas

• Federal government ignored responsibility for housing policy 1992-2017
• “The market will provide” = net loss of affordable housing, housing as speculative 

‘stock’, not a social good



A better way is possible – and it starts with 
counting need right 
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Source: Housing Assessment Resource Tools project, 2023

Income Category % of median income Typical Income Source
CMHC Income Quintile 

Equivalent

Very Low Income 0 – 20% Fixed income, e.g., welfare, pension Low (1st quintile)

Low Income 21 – 50% Minimum wage Low (1st quintile)

Moderate Income 51 – 80%
Starting salary for professional, 

e.g., nurse, teacher, construction worker
Moderate (2nd quintile)

Median Income 81 – 120% Mid-range salary Median (3rd quintile)

High Income 121%+ Higher-range salary 4th and 5th quintiles



Core housing need by income category - Canada 
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Source: HART, 2023, based on Census 2021

Income 
Category

%
of households

#
of households

Maximum Inco
me ($)

Maximum Shel
ter Cost ($) % in CHN # in CHN

Very Low
(0 – 20%) 2% 300,000 $18,000 $420 69% 199,613

Low Income
(21 – 50%) 18% 2,700,000 $42,000 $1,050 37% 921,093

Moderate
(51 – 80%) 19% 2,850,000 $67,200 $1,680 11% 293,685

Median
(81 – 120%) 21% 3,150,000 $100,800 $2,520 1% 35,260

High (121%+) 40% 6,000,000 n/a n/a 0% 1,435
Total 100% 15,000,000 - - - 1,451,030



Who is left out of core housing need? 
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Rights-Based Housing Targets (C. 

Whitzman for Federal Housing 
Advocate, 2023)

Excluded Population Estimated Number Income Category Notes

Homeless ~250,000 Very Low
Ontario: 85,000 (2025) – no consistent annual 

measurement using By Name Lists!

Students 2,100,000 Very Low - Low
2.3 million students, 10% in residence,

75% of those living on their own, most in 
inadequate conditions (unaffordable, overcrowded)

Congregate Housing 700,000 Very Low

Group homes, health and correctional institutions, assisted 
living, rooming houses; most have disabilities (mental, 
addictions, cognitive), mostly in inadequate conditions 

(overcrowded, in need of repair)

Farm Workers 70,365 Very Low - Low
Mostly temporary visa workers, majority in 

inadequate conditions (overcrowded, in need of repair)

Total
At least 1.7 million 

in housing need
Plus 1.3 million Very Low- and Low-income households 

formally in housing need

Source: Multiple 



You can’t end homelessness without scaling low-
cost housing with supports

18Y-Saatio housing, Finland

• Housing First – permanent 
housing with supports

• Finland's Y Foundation has 
19,500 small apartments with 
supports (room with a door): 
more than Canada's total for 
supportive housing – and 
Canada has 7.5X the population



Ending homelessness requires 
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Federal: infrastructure grants & financing for 100,000 deeply 
affordable homes, 50,000 with onsite supports/ year  

Provincial: social assistance that allows renting an apartment + eating 
($2,000/mo) + social supports (10 tenants: 1 worker high acuity) + 
better renter protections against evictions

Municipal: allowing collective living (rooming houses) & 4 storey 
apartments everywhere



Ending homelessness saves $$ and lives 
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Source: University Health Network 2023



Scaling up nonmarket housing is possible - France
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• Canada: ~700,000, around 4% of 
housing stock (was 6% in 1991) 

• France 2000: every municipality 
20% nonmarket: funding for new 
build and acquisitions (2016: 
25%, Paris 30%)

• Was 9%, now 17% of all stock 
(23% in Paris)

• France:15% of low-income 
renters are in unaffordable 
housing. Canada: 83% 

Source: Maaoui 2021, OECD database 
2024, Statistics Canada 2023



Scaling up nonmarket housing requires 
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Federal:

• targets of 20% non-
market with rents 
affordable to low- to 
median income 
households

• Federal land 
• financing for 200,000 

acquisitions & new 
build homes/year & 
energy/access retrofits

• A portfolio approach

Municipal/ Provincial:

• Land
• As of right zoning 

approvals
• Property tax and 

development charge 
exemptions

• Municipal ‘concierge’ 
approach: make it work

Nonmarket housers

• Partnerships – there 
are over 10,000 
providers across 
Canada, but only 25 
who can take on a large 
project

• Bringing shared equity, 
building management, 
and service provision 
together with mission-
oriented boards



Abundant well-located housing  - market and non-
market 
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• 1970s: increasing restrictive ‘people zoning’: limited land for rent

• Created ‘big developer’ duopoly: suburban sprawl and downtown ‘tall’ (small 
condominiums sold for investment)

• We need Missing Middle everywhere



Abundant housing requires 
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• Federal:

• Targets

• National Zoning Guidelines

• 4 storeys, no unit limits in all residential zones in cities 
over 10,000 people

• 8-12 storeys within 400 metres of transit lines

• 20-30 storeys within 200 metres of Major Transit 
Stations

• No max units, min parking, min lot setbacks, building 
setbacks

• National Building Code

• Allowing single egress and small elevators

Source: Russil Wvong

• A solution to development taxes, which are out of control: progressive property taxes OR proportion of 
fed or provincial income or sales tax/ land tax OR conditional infrastructure transfers



The ticking senior timebomb

• Principal property exemption intended to support a relatively 
short retirement

• 1971: 8% of population; life expectancy at 65 was 79 for men and 83 for 
women

• Plentiful inexpensive 2 br rental apartments

• 2021: 19% of pop are 65+; 2061: one in four will be senior
• Despite $11 B annually in foregone revenue from capital gains, 

there simply aren’t the downsizing options
• We add 1.3% of housing stock each year – how can we better use 

what we have while offering options to ‘age in place’?
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Consultation status quo

• Facilitating site-by-site consultation is 
time intensive, costly

• Residents attending public 
consultations are not representative of 
broader public

• Public meetings reinforce false idea 
that existing neighbours have right to 
say “no” to more housing (or ‘other’ 
people)

• New residents and marginalized 
communities often left out of decision 
making
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Non-rights-based reforms
“Cut red tape”

• Allowing greater densities as-of-right

• Looser zoning regulations

“Get it done”

• Encouraging, incentivizing, mandating streamlined approvals

• E.g. Building Faster Fund or Housing Accelerator

“Buck stops here”

• Centralizing planning decisions

• E.g. Ministerial Zoning Orders (MZOs), strong mayor powers

Limitations

• Unilateral changes may be contested and reverted following elections (as in Calgary)

• Marginalized voices not heard

Source: CBC Toronto, June 25, 2025; Globe and Mail, December 21, 
2023; Toronto Star, May 16, 2025.
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Principles for democratic participation 
in planning decisions
1. Growing cities must increase their 

approvals of well-located, 
adequate, affordable homes.

2. The public, especially those 
traditionally excluded from 
planning processes,  should have 
a meaningful say in how their 
communities grow and change 
through proactive, representative, 
and deliberative participation.

Simon Fraser University 28



Why involve the local public at all?

• Publicly-supported decisions more likely to last

• Higher-quality decisions due to knowledge, interest, diversity of experiences

• Decisions more legitimate the closer they are made to affected citizens

• Fosters civic responsibility and strengthens collaborative problem solving

• Helps strengthen democracy on larger scales

BUT:

• Upper-tier governments must provide guardrails to prevent tendency towards 
parochialism and self-interest

Saying Yes to Affordable Housing 29



Citizen planning assemblies, B.C.
• Assembles used in Gibsons and Burnaby for 

new Official Plans, Vancouver for 
community plan, New Westminster for 
broad policy issues

• Participants selected by stratified random 
sampling to represent demographics of 
community

• Members met for full day sessions over 
several months to deliberate and find 
consensus

• Received well by participants, planners, and 
politicians: led to changes

Source: Burnaby Community Assembly (Burnaby Community Assembly Final 
Report. Simon Fraser University’s Morris J. Wosk Centre for Dialogue, July 2024). 
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Community Planning Permit Systems (CPPS), Ont.
• Alternative to zoning that avoids site-

specific amendment process

• Consultation shifted to earlier in the 
process

• Intended to create greater certainty for 
developers and public

• Relatively new system, being 
introduced in Peterborough, Guelph, 
Waterloo, Oakville, Ottawa

• Previous attempt in Toronto ended in 
2014 Source: Potential CPPS areas in Waterloo (Community Planning Permit Study, City of 

Waterloo, 2023)
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Equity-based Zoning Bylaw Renewal, 
Edmonton
• First major rewrite of Edmonton’s zoning 

since 1961. Allowed multi-unit homes 
in  low-density neighbourhoods

• Process of developing new zoning began 
with a spotlight on the inequities in 
existing zoning

• Unlike Calgary, Edmonton’s upzoning 
escaped political pushback during 
election

• Early results show significant increase in 
building permits for missing middle 
housing Source: Agrawal et al, 2021; City of Edmonton, 2024.
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Takeaways from case studies

• Citizens’ Assemblies show promise for upstream, deliberative public 
engagement

• Community Planning Permit Systems are a regulatory tool that can avoid the 
problems of site-specific consultation

• Focusing on equity provides a framework for land use reform that gain 
widespread support

Saying Yes to Affordable Housing 33



A rights-based model for Ottawa
Level Regulatory tool Purpose Public involvement

Federal National Housing 
Strategy

Set national housing goals and provincial/ 
municipal housing targets to end homelessness 
and housing need

High level 
(traditional consultation and stakeholder 
engagement, informed by a housing rights lens)

Provincial
Planning Act and 
Provincial Planning 
Statement

To standardize and simplify planning rules, to end 
homelessness and housing need (and allow 
Modern Methods of Construction)

High level 
(traditional consultation and stakeholder 
engagement, informed by a housing rights lens)

Municipal Official Plan To establish a vision for equitable municipal growth, 
including ending homelessness and housing need

In depth 
(city-wide citizens’ advisory assembly, with public 
consultation), informed by a housing rights lens

Local Community Planning 
Permit System

To create contextual guidance for development, 
including ending displacement and improving 
housing choices

In depth 
(citizens’ community assembly, with public 
consultation), informed by a housing rights lens
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THANK YOU!
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