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SUBJECT: Affordable Housing Strategy Project Update

RECOMMENDATION REPORT

ORIGIN

June 6, 2023 Regional Council motion (ltem No. 15.1.4):

MOVED by Councillor Cuttell, seconded by Councillor Mason

THAT Halifax Regional Council:

1. Direct the Chief Administrative Officer to submit a Housing Accelerator Fund Action Plan
that includes the initiatives as generally outlined in Attachment A of the staff report dated
June 3, 2023, along with all additional required documentation to the Canada Mortgage
and Housing Corporation as the Municipality’s application under the Housing Accelerator
Fund program.

MOTION PUT AND PASSED UNANIMOUSLY.

September 26, 2023 Regional Council motion (Item No. 18.1):

MOVED by Councillor Mason, seconded by Councillor Stoddard

THAT Halifax Regional Council:

1 Direct the Chief Administrative Officer:
c. To create a public-facing affordable housing strategy, including a non-market
component, as outlined in the staff report dated September 25, 2023 and to dedicate a
Housing Accelerator Fund position to this work.

MOTION PUT AND PASSED UNANIMOUSLY.

Auqust 19, 2025: Regional Council motion (Item 14.1)

MOVED by Councillor Austin, seconded by Councillor Hinch


https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230606rcmins_0.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230926rcmins.pdf
https://pub-halifax.escribemeetings.com/Meeting.aspx?Id=5b1a7f43-69e3-4607-9d5c-9aa0831d5049&Agenda=PostMinutes&lang=English
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THAT Halifax Regional Council refer consideration of potential changes to the HRM’s property tax
grant program related to non-profit housing back to staff for consideration in the upcoming Housing
Strategy.

MOTION PUT AND PASSED UNANIMOUSLY.

November 23, 2021: Regional Council motion (ltem 10.1)

MOVED by Councillor Russell, seconded by Councillor Mason

2. Direct the Chief Administrative Officer (CAO) to develop an Affordable Housing Strategy
that will include:
a. A review of the effectiveness of existing programs; and
b. An implementation framework to broaden municipal support for affordable housing
including identifying specific actions, monitoring tools and additional resources or
amendments to the HRM Charter if required.

MOTION PUT AND PASSED.

EXECUTIVE SUMMARY

The Halifax Regional Municipality enables and supports the delivery of non-market affordable housing as
a key factor in complete communities. Funding for affordable housing is primarily delivered by federal and
provincial governments through the provision of public housing, rent supplements, lending, and by providing
land or non-repayable funding. Municipal incentive programs are also available to a growing non-profit
housing sector in the HRM. These programs include the Affordable Housing Grants Program, Permit Fee
Waivers, Tax Relief, and the Surplus Lands for Affordable Housing pilot program. The Affordable Housing
Strategy project seeks to clarify the municipality’s role and priorities in affordable housing, evaluate current
programs and guide future efforts to facilitate non-market affordable housing growth.

As a final deliverable under the Housing Accelerator Fund Action Plan with the Canada Mortgage and
Housing Corporation, the municipality has committed to completing an Affordable Housing Strategy and
providing associated staffing by October 2026. This report provides an update on engagement conducted
from October 2025 to February 2026, along with Emerging Directions for the Affordable Housing Strategy.
The Emerging Directions include a draft vision, principles, municipal focus areas, and a set of draft actions.
The Emerging Directions will be refined in Spring to Summer 2026 to form the proposed Affordable Housing
Strategy. An associated implementation plan will also be provided to guide resourcing for the Affordable
Housing program.

RECOMMENDATION

It is recommended that the Community Planning and Economic Development Standing Committee forward
the staff report dated April 29, 2026 to Regional Council as an information item only.

BACKGROUND

The Affordable Housing Strategy project seeks to clarify the municipality’s role in supporting the delivery of
affordable non-market housing. This work includes evaluating current programs and guiding potential
enhanced efforts to support non-market and affordable housing. The Affordable Housing Strategy builds
on the programs coming out of the 2018 Affordable Housing Work Plan and the 2023 Housing Accelerator
Fund Action Plan. For over 10 years, HRM’s work in this area has been coordinated with partner


https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/211123rc-mins.pdf
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organizations through the Housing and Homelessness Partnership. Where housing is recognized as a
cross-jurisdictional issue, the Affordable Housing Strategy focuses on actions within the municipal
jurisdiction, capacity, and organizational structure. Success in key objectives relies on collaboration and
alignment with other orders of government and community partners. The increased availability of
affordable/non-market housing and deeply affordable housing achieved through partnerships is a priority in
the 2026-2030 Strategic Plan.

Key terms

Across all orders of government, efforts in affordable housing recognize definitions of affordable housing,
core housing need, and priority groups. Additional terms are used and defined in the Emerging Directions
Report (Attachment C).

Affordable housing

Municipal programs adopt the HRM Charter definition of affordable housing as “housing that meets the
needs of a variety of households in the low to moderate income range.” Federally, housing is considered
“affordable” if it costs less than 30% of a household’s before-tax income.!

Core housing need
A household is in “Core Housing Need” if:
o Either:
o Their home is in need of major repairs (inadequacy);
o Their home does not have enough bedrooms for the household size and structure
(unsuitability); or,
o Their shelter costs (rent or mortgage plus utilities, property taxes, etc.) exceed 30 percent
of the household’s before-tax income (unaffordability); and,
e The local median cost of adequate suitable housing is more than 30 percent of the household’s
before-tax income.?

In the Halifax Regional Municipality in 2021, about 12 percent of households (22,540 total) lived in Core
Housing Need. Core Housing Need is disproportionately higher for renters, single persons/roommate
households, indigenous households, women and women-led households, lone parents with children, recent
immigrants, racialized households, and persons with disabilities. Rate of Core Housing Need declined
between 2016 and 2021, but this was likely influenced by time-limited pandemic income supports.3

Priority groups

The federal government identifies several priority population groups for affordable housing that face a
proportionally far greater housing need than the general population. These include: women and children
fleeing domestic violence, women-led households (especially single mothers), seniors (aged 65+), young
adults (aged 18-29), Indigenous Peoples, racialized people, recent immigrants (especially refugees),
members of the 2SLGBTQIA+ community, people with physical health or mobility challenges, people with
developmental disabilities, people dealing with mental health and addictions issues, veterans, and people
experiencing homelessness. Individuals and households may have multiple, intersecting identities, which
are not captured in census data, potentially obscuring the full extent of housing need among priority groups.

Municipal Work Programs and Policy
Affordable Housing Work Plan (2018)

On July 31, 2018, Regional Council endorsed the Affordable Housing Work Plan, which outlines
contributions within the municipal mandate to meet goals set by the Housing and Homelessness

" CMHC, About Affordable Housing in Canada
2 Office of the Parliamentary Budget Officer, Model for Projecting the Number of Households in Core

Housing Need
3 HRM Municipal Housing Needs Report, 2023



https://www.cmhc-schl.gc.ca/professionals/industry-innovation-and-leadership/industry-expertise/affordable-housing/about-affordable-housing/affordable-housing-in-canada
http://www.pbo-dpb.ca/en/publications/RP-2425-025-S--model-projecting-number-households-in-core-housing-need--modele-projection-nombre-menages-ayant-besoins-imperieux-matiere-logement
http://www.pbo-dpb.ca/en/publications/RP-2425-025-S--model-projecting-number-households-in-core-housing-need--modele-projection-nombre-menages-ayant-besoins-imperieux-matiere-logement
https://cdn.halifax.ca/sites/default/files/documents/business/planning-development/final-hrm-municipal-report-clean-23nov28.pdf
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Partnership’s 2015 Strategic Plan.# Initiatives include: implementing bonus zoning, creating municipal
financial incentives, using surplus land for affordable housing, creating a rental unit registry, reducing policy
& regulatory barriers for housing, and studying affordable housing in vulnerable neighbourhoods. Initiatives
were implemented between 2018 and 2025. Active financial incentive programs coming out of the
Affordable Housing Work Plan include the Affordable Housing Grants Program, Permit Fee Waivers, Tax
Relief program, and the Surplus Lands pilot program. These programs are described at
halifax.ca/affordable-housing.

Rapid Housing Initiative

The Rapid Housing Initiative (RHI) was a federal program administered by the Canada Mortgage Housing
and Corporation (CMHC) that provided funding for the rapid development of new deeply affordable housing.
Housing funded though RHI serves populations who are vulnerable and targeted under the National
Housing Strategy. HRM was successful in awarding funding for seven projects in three rounds of RHI
between 2020 and 2022 through a competitive submission process. As of November 2025, all RHI
developments are completed and occupied.

Housing Accelerator Fund (2023)

In June 2023, Regional Council approved HRM’s application to the Housing Accelerator Fund (HAF), with
supplemental direction in September 2023 for including the development of an Affordable Housing Strategy
as a key deliverable.5 On October 12, 2023, HRM signed a Contribution Agreement with CMHC committing
to the 3-year Action Plan in return for $79.3 million in federal HAF funding. The Action Plan commits HRM
to meeting permit targets and competing initiatives by October 2026. The final and only outstanding
initiative, due by October 11, 2026, is the creation of an Affordable Housing Strategy with dedicated staffing
to support the development of affordable housing.

Housing Needs Assessment (2023, with 2025 supplement)

In 2023, the Province developed a Municipal Housing Needs Report for HRM® and a province-wide
Provincial Housing Needs Assessment Report.” As of 2024, municipalities seeking funding from Housing,
Infrastructure and Communities (HICC) Canada, including funding under HAF, were required to develop
and periodically update a Housing Needs Assessment. HRM accordingly supplemented the 2023 Municipal
Housing Needs Report with a 2025 update to meet updated content requirements.® These reports used
2021 census data.

The 2023 Municipal Housing Needs Report identified the following factors contributing to housing issues in
the municipality: increasing median rents and home prices, a low vacancy rate, use of housing as short
term rentals, and high population growth. These challenges are felt most acutely by low-income
households, and units that are affordable and suitable to these households are especially difficult to find.
The Provincial Housing Needs Assessment Report noted specific challenges around housing affordability
and unique experiences of housing insecurity for a number of priority groups, including: survivors fleeing
domestic violence, seniors, young adults, persons with disabilities, African Nova Scotians, recent
immigrants, members of the 2SLGBTQIA+ community, veterans, Indigenous peoples, unhoused persons
and single income households. It is anticipated that an updated Housing Needs Assessment will be
developed in 2027 based on 2026 census data and reflecting federal requirements.

Regional Planning Framework

4 Halifax Regional Council Minutes — Item 14.2.3, July 31, 2018. See also: Information Report — Municipal
Affordable Housing Initiatives — Update on the Affordable Housing Workplan, November 6, 2020.

5 Halifax Regional Council Minutes — Item 15.1.4, June 6, 2023 and Staff Report — Housing Accelerator
Fund Application Update, September 25, 2023.

6 Municipal Housing Needs Report, 2023.

7 Nova Scotia’s Provincial Housing Needs Assessment Report, 2023.

8 Update: Qualitative responses supplement to the 2023 Halifax Regional Municipality Municipal Housing
Needs Report, May 29, 2025.



https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/c180731mins.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/201117rci04.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/201117rci04.pdf
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https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230926rc181.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230926rc181.pdf
https://cdn.halifax.ca/sites/default/files/documents/business/planning-development/final-hrm-municipal-report-clean-23nov28.pdf
https://novascotia.ca/action-for-housing/docs/provincial-housing-needs-assessment-report.pdf
https://cdn.halifax.ca/sites/default/files/documents/about-the-city/regional-community-planning/2025-hrm-housing-needs-assessment-supplement.pdf
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Amendments to bring the Regional Plan into conformance with the provincial Minimum Planning
Requirements were approved by Regional Council on December 11, 2025 and are now adopted.® The
Regional Plan prioritizes increasing the supply of safe, sustainable, and affordable housing over all other
interests through planning, regulations, and development approval. Policies require that HRM monitor
housing and demographic trends to assist in determining future housing needs, and share with the Province
the information used to identify, fund, schedule and deploy the infrastructure to support an adequate supply
of housing. HRM annually updates the Population and Housing Issues Paper, which assists staff in
monitoring trends in housing supply and demand to assess changes to the planning framework, settlement
patterns and infrastructure.°

Suburban Plan

Objectives and Core Concepts of the Suburban Plan (reflected in the Regional Plan) include supporting
increased housing density and services in areas with access to transit and the use of an equity lens when
developing land use policies. This includes supporting diverse forms of housing, such as shared housing,
co-housing, cluster housing, tiny homes, culturally inclusive housing, community land trusts and emerging
construction methods (such as net-zero, modular housing, factory-built housing and mass timber
constructed housing). Planning and Development is currently engaging on the Suburban Plan, with updates
available at engagehalifax.ca/suburban-plan.

Updated Framework to Address Homelessness 2026-2028

In November 2025, Regional Council approved the Updated Framework to Address Homelessness, 2026-
2028."" The updated approach changes its focus from helping people survive outdoors to empowering them
to transition into indoor shelter, transitional options, and suitable permanent housing. The Updated
Framework strengthens collaboration with the Province, shifts outreach from emergency survival support
to assertive housing placement, and emphasizes preventing returns to homelessness. A data-informed
project management approach is aligned with the goal for Functional Zero Homelessness, so that
homelessness is rare, brief and non-recurring.

Working with provincial and community partners to facilitate the creation and operation of a range of
transitional and deeply affordable options, along with supports, is a vital underpinning for the success of
the Updated Framework. Accordingly the Affordable Housing Strategy is guided by the priority to facilitate
deeply affordable and permanent supportive housing.

Additional Background
Attachment A contains further background on relevant work programs, including a detailed timeline of
relevant reports in municipal housing policy and programming.

Federal, Provincial and community initiatives

Federal Initiatives

In 2019, the federal government passed the National Housing Strategy Act,'? which recognizes access to
adequate housing as a fundamental human right and committed to the progressive realization of the right
to adequate housing. This recognition signifies a focus on improving housing outcomes for those in greatest
need through a rights-based approach to housing.

The National Housing Strategy was adopted in 2017 and until 2025 federal affordable housing programs
have primarily been administered by CMHC. Currently, most federal affordable housing programs have
shifted to Build Canada Homes, the recently established federal agency to build affordable housing at scale,
leverage public lands, offer financial incentives, attract capital, and support modern manufacturing. Build
Canada Homes’ Investment Policy Framework prioritizes proposals from the non-market, non-profit and

9 Halifax Regional Council Special Meeting Minutes — Item 4.1, December 11, 2025.

10 Updated Population and Housing Issue Paper: Regional Plan Review Phase 4, March 2025.
11 Halifax Regional Council Minutes — Item 15.1.7, November 18, 2025.

12 National Housing Strateqy Act, 2019.



https://pub-halifax.escribemeetings.com/FileStream.ashx?DocumentId=3712
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https://pub-halifax.escribemeetings.com/Meeting.aspx?Id=447800f5-c3bf-426f-98e8-be080ece3a24&Agenda=PostMinutes&lang=English&Item=67&Tab=attachments
https://laws-lois.justice.gc.ca/eng/acts/N-11.2/
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co-operative housing sector with shovel-ready sites towards building a multi-year pipeline of projects. '3
Private sector developers may also submit proposals but are strongly encouraged to establish joint ventures
with non-profits.

In December 2025, the federal and provincial governments announced a collaborative partnership to
accelerate the development of an additional 1,430 new affordable homes, including non-profit led housing,
with a joint commitment that includes operating funds for supportive and transitional units. The partnership
also includes a 930-unit affordable housing project at Shannon Park, including mixed-market housing,
supportive and/or transitional units, and public housing.

Provincial Initiatives

In HRM, the province operates 1,546 units of public housing for families and 2,217 units of public housing
for seniors. Across Nova Scotia, the province provides rent supplements to 8,900 people. The province,
through its 5-Year Housing Strategy, ' 2025-2028 National Housing Strategy Action Plan,'s and annual
budgets has significantly invested in transitional options for those experiencing homelessness, public
housing and in the growth of the non-market sector with significant investments in non-profits. From 2023
to 2025, the province committed to building over 150 new public housing units in Halifax and Lower
Sackville, expected to be ready by summer 2028.16

Non-profit Community Housing Sector

Based on tracking by staff, the non-profit housing sector currently operates approximately 2,595 units of
housing in HRM (not including shelters, transitional housing, supportive housing, and co-ops). Housing co-
operatives operate approximately 972 units of housing that was predominantly developed in the 1970s and
1980s. Non-profit operated housing significantly increased from 2022 to 2026 through development of
approximately 181 units that are now occupied, and with the acquisition of approximately 630 units of
existing housing from the private sector.

The Community Housing Transformation Centre'?, the National Housing Council '8, and the NS Non-Profit
Housing Association'® advocate for support to significantly scale up the non-profit housing sector and
support associated capacity building. This advocacy is primarily directed at federal and provincial
governments, however municipalities play a critical role. Capacity refers to organizations having the
financial resources, staff expertise, technology, and governance structures to deliver projects, manage
risks, and navigate complex funding programs. The National Housing Council recommends that scaling,
aggregation, and professionalization in the non-market housing sector is needed for attracting
complementary sources of funding and financing from private and philanthropic sources to augment
government funding.

The majority of growth in the non-profit sector has been on the form of mixed-market buildings that include
below-market and market-rate units (this is also referred to as cross-subsidization). This is because
maintaining financial viability can be challenging if all units are rented at below-market rents. Meanwhile,
deeply affordable and supportive housing typically require ongoing operating funding from senior orders of
government since rents are unable to cover operating costs.

Community Land Trusts
In recent years, HRM has seen the emergence of Community Land Trusts (typically operated as non-profit
organizations). Community Land Trusts take a portfolio-based approach and seek to de-commodify land

13 Build Canada Homes Investment Policy Framework - November 2025 (revised), November 2025.
14 “Our Homes, Action for Housing: A Five-Year Housing Plan”

15 “2025-2028 National Housing Strategy Action Plan”

16 Nova Scotia News Release, Feb 13, 2025, Province Plans Largest-Ever Investment in New Public
Housing

17 Community Housing Transformation Centre, “Why aim for 20% community housing in Canada?”.
18 National Housing Council, “Scaling-Up the Non-Market Housing Sector in Canada”.

19 Nova Scotia Non-Profit Housing Association, “About Us”.



https://housing-infrastructure.canada.ca/alt-format/pdf/bch-mc/policy-framework-invest-cadre-strategique-en.pdf
https://novascotia.ca/action-for-housing/docs/strategic-plan-action-for-housing.pdf
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https://news.novascotia.ca/en/2025/02/13/province-plans-largest-ever-investment-new-public-housing
https://news.novascotia.ca/en/2025/02/13/province-plans-largest-ever-investment-new-public-housing
https://centre.support/reaching-the-20-target/
https://nhc-cnl.ca/publications/post/scaling-up-the-non-market-housing-sector-
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stewardship and preserve its availability for affordable housing and other community benefits. Community
Land Trusts often seek to empower communities that have been excluded from land ownership. In HRM
there are two active African Nova Scotian Community Land Trusts: the New Roots (North End Halifax)
Community Land Trust, and the Upper Hammonds Plains Community Land Trust.

Private Sector Affordable Non-market Housing

Private sector delivery of non-market housing is supported by funding programs and mortgage loan
products offered by federal and provincial governments. Incentives are typically tied to committing to a
portion of units in a development being rented at lower than median or average market rents for 10 to 30
years. Affordable units are typically geared towards middle income earners. HRM has not historically
tracked the resulting affordable units and their associated duration of affordability. Municipal financial
incentives (grants, tax relief, permit waiver, waiver from bonus zoning requirements) are limited to non-
profit providers.

DISCUSSION

The Discussion section of this report provides an update on engagement feedback, introduces the Housing
Wheel as a conceptual framework for the Strategy, outlines existing program results over the last five years,
and introduces Emerging Directions for the Affordable Housing Strategy.

Resident and Community Housing Sector Engagement

From November 2025 to February 2026, HRM staff received feedback from over 38 organizations involved
in affordable housing and through a survey completed by 580 residents. Engagement also included lenders,
other government funders, and member organizations of the Housing and Homelessness Partnership.

Key areas of feedback included priorities for:
e Attracting senior government funding for non-market affordable housing;
Maintaining and refining current municipal programs and practices that support affordable housing;
Providing surplus municipal land for non-market affordable housing;
Enabling new ways of building housing and reducing planning barriers;
Enabling affordable housing in complete communities with a mix of housing, inclusive of
infrastructure, services and supports;
¢ Identifying and protecting existing affordable housing and vulnerable renters;
¢ Providing more support for those experiencing homelessness or at risk of homelessness; and
e Building awareness and providing data around housing development and affordable housing.

Detailed discussion of the feedback is contained in the What We Heard Report (Attachment B).
Housing Wheel

The Housing Wheel (Figure 1) serves as the conceptual framework for municipal efforts to support the
supply of a range of housing options. The Affordable Housing Strategy is moving away from the housing
continuum?® as a concept used to describe the range of housing options available. The continuum
describes a range of linear options, including homelessness, shelters and transitional housing, community
housing, affordable rental, market rental, and homeownership. The housing wheel is similar to the
continuum, but shows that people and households can move across categories of the Housing Wheel
throughout their lives as circumstances change. The Housing Wheel conceptualizes different forms of
housing in relation to municipal efforts to enable housing supply:

o Efforts within the Regional Planning Framework address the overall supply of housing, which is

primarily delivered as market housing.

20 CMHC, “About Affordable Housing in Canada”
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The Framework to Address Homelessness aligns emergency and transitional options and supports
those experiencing homelessness to achieve permanent housing. It also focuses also on
permanently supportive and deeply affordable housing, and diversion efforts so that those who are
precariously housed do not fall into homelessness.

The Affordable Housing Strategy contains priorities for supportive and deeply affordable housing
(which provides affordable units that may be accessed at 30 percent of income assistance levels),
and non-market housing, which provides low to moderate income earners with below-market
affordable housing.

Figure 1: Housing Wheel
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Based on internal tracking, supportive, deeply affordable and non-market affordable housing comprises 3
to 4 percent of the total housing stock in HRM, which is typical of Canadian municipalities. Market housing
comprises 96 to 97 percent of the housing stock. Affordable housing units are also found in market housing,
especially in older housing stock, which is sometimes referred to as “naturally occurring affordable housing.”

Existing Program Results

Out of the Affordable Housing Work Plan, HRM launched three financial incentive programs to support non-
profit affordable housing delivery in 2020-2021:

Between 2021, and 2025, the Affordable Housing Grant Program (AHGP) has administered over
$17M in funding to non-profit delivery of affordable housing and the program remains highly
competitive. While initially focused in the Regional Centre, the program funding is available for
grants throughout the municipality. Since 2021, 47.2 percent of the AHGP has been funded through
Bonus Zoning, 49.3 percent through HAF funding, and 3.4 percent through operating funds.

The permit fee waiver program waives most construction-related fees for non-profit housing
development when the property is owned by a non-profit or charity and the application is for
affordable housing.
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o Tax relief for non-profit rental housing providers has existed for several years and was redesigned
in 2020 to provide streamlined and predictable multi-year property tax relief for registered non-
profits and charities. Most affordable housing providers receive 50% tax relief, while co-ops receive
25% tax relief as these properties are eligible for the Capped Assessment Program (CAP). Shelter
uses and supportive housing provided by charities, along with properties developed as deeply
affordable under the Rapid Housing Initiative, are eligible for 100% tax relief. Tax relief is also
provided for non-profit owned properties under development. Council has directed staff, as part of
the Affordable Housing Strategy project, to review the tax relief program with consideration for
increased support for non-profit rental housing providers. Tax relief is an annual, recurring,
operating grant and the value of the program has grown substantially as the non-profit housing
sector has expanded or improved its portfolio.

HRM has also participated in three rounds of the federal Rapid Housing Initiative (RHI) to deliver deeply
affordable housing between 2020 and 2023. The total federal contribution through RHI was $39.6M and all
RHI projects are complete and occupied.

Table 1 provides an overview of the impact that municipal investment has had through the RHI, the AHGP,
Permit Fee Waivers and Tax Relief.

Table 1: Municipal investment and outcomes in non-market housing units, 2021 to December 2025

Housing Wheel Municipal Program Outcomes — non-market units

Section (level of municipal funding)

Supportive — RHI (federal funding through — 255 new deeply affordable units or
Housing and HRM): 7 deeply affordable rooms built

Deeply Affordable projects — 89 existing deeply affordable units or

(rent-geared-to- -
income-assistance
levels) _

AHGP: $5.5M in 13 deeply
affordable projects

Tax Relief (Supportive Housing
in Schedules A and G): $1.2M
annually (Fiscal 2025/26)

rooms repaired

98 new deeply affordable units or
rooms are underway (planned or under
construction)

$137.2M estimated min total project
costs — based on initial cost estimates

Non-Market -
Housing (not deeply —
affordable)

AHGP: $11.6M in 21 projects
Permit Fee Waivers: $0.23M
annual avg

Tax Relief (Schedule D): $1.4M
annually (Fiscal 2025/26)

104 new affordable units built

119 existing affordable units repaired
269 existing affordable units acquired
492 new affordable units underway
(planned or under construction)
$251.1M estimated min total project
costs — based on initial cost estimates

Engagement for the Affordable Housing Strategy collected internal and external feedback on how well
HRM’s existing affordable housing programs are working. Broadly, a majority of the feedback from the
community housing sector, other government funders, and lenders was encouragement for HRM to
continue and strengthen existing program approaches. This feedback informs the Emerging Directions.

Emerging Directions for the Affordable Housing Strategy
The Emerging Directions Report (Attachment C) includes the Draft Vision, Principles and Action Areas for
the Affordable Housing Strategy, along with a description of the key municipal role and priorities in

affordable housing. Figure 2 provides an overview of the Emerging Directions.

Figure 2: Affordable Housing Strategy Draft Vision, Principles, Action Areas and Municipal Role — See
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Attachment C for descriptions

DRAFT VISION

“The municipality works with partners so that residents have
affordable and suitable housing options.”

Draft Principles Action Areas

Complete Communities Data & Awareness
Long-term thinking Enabling Diverse Housing
Access to Opportunities Refining Existing Programs

Data-driven Implementation & Updates

w32
M
ﬁn Responsiveness Exploring New Initiatives
Municipal Role

. ' ! = ¢
[%) Coordination P Land-Use & Infrastructure Tg Prioritization

The Emerging Directions maintain a focus on financial support geared to the non-profit sector to the extent
that the municipality has funding to dedicate to affordable housing. Principles and priorities would enable
the municipality to assess future opportunities and potential initiatives, especially where financial or
administrative resources are scarce.

Through ongoing engagement led by the Regional Plan Review and Suburban Plan, further engagement
on the land use framework is being undertaken, including how it can better enable private and non-profit
sector delivery of affordable housing. In April 2026, Regional Council considered the results of the
Inclusionary Zoning Market Analysis and Policy Options Final Report. While the market analysis does not
support the adoption of an Inclusionary Zoning program at this time, the municipality will continue to
consider the feasibility of Inclusionary Zoning as a possible future tool for supporting affordable housing in
combination with incentive or bonus zoning when preparing future amendments for regional and community
planning documents.

The Affordable Housing Strategy is being developed during a time of transition and uncertainty in the
community housing sector. Along with ongoing affordability and homelessness crises, there are
unprecedented growth expectations in the non-profit sector, changing government structures, and
tightening fiscal priorities at local, provincial, and federal levels. Accordingly, it is challenging to set specific
targets in the Affordable Housing Strategy. Staff propose actions in the Strategy that provide a flexible
framework that can be adapted to changing organizational, legislative, financial, and demographic
situations.

Next Steps
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The Emerging Directions report (Attachment C) is being provided to Regional Council and community
members as an update on progress in this critical work, and to confirm directions in support of the final
Affordable Housing Strategy document.

The Affordable Housing Strategy, anticipated to be delivered for Council consideration by October 2026,
may include refinements to the vision, principles, and actions and will be accompanied by an
implementation plan to guide decision-making.

Actions coming out of the forthcoming Affordable Housing Strategy and implementation plan will represent
a framework of priorities, with associated objectives, timelines and financial implications. Specific actions
will be informed through further engagement and public participation as appropriate, including consideration
through the budget and business planning process. This work will include periodic reviews, data gathering
to inform decisions and a framework for alignment and partnerships that adapt to changing needs and
opportunities.

Consideration of municipal housing organization models

Accompanying the 2021 Regional Council direction to develop the Affordable Housing Strategy?' was
direction to consider establishing a municipal housing organization or a community land trust to create
affordable housing. This consideration is also supported in Halifax’s Inclusive Economic Strategy.?? The
Emerging Directions contained in this report do not assume establishing any new municipal housing entities
at this time. Note that a separate report on options and considerations for a municipal housing organization
has been requested by Regional Council, which is anticipated in Summer 2026.

Concluding the HAF program and identifying staffing needs
Along with meeting permit targets, development of an Affordable Housing Strategy by October 11, 2026
represents the final deliverable of the municipality’s Housing Accelerator Fund Action Plan, which also
requires permanent staffing to implement. Upon the successful completion of the HAF deliverables, it is
expected that HRM would receive its final installment of HAF funds, which must be spent by October 2027.
Staffing needs are discussed further in the sections below.

FINANCIAL IMPLICATIONS

The Affordable Housing Strategy project is being undertaken within the approved municipal budget utilizing
external funding through the Housing Accelerator Fund. This report represents a project update. Detailed
financial implications will be discussed through the Affordable Housing Strategy and associated
implementation plan, which are expected to be delivered to Regional Council for consideration before
October 2026.

Supporting affordable housing is a key objective of the 2026-2030 Municipal Strategic Plan, and the
provision of permanent staffing to support housing programs was a commitment under the 2023 HAF Action
Plan (September 2023 report). Municipalities seeking funding from Housing, Infrastructure and
Communities (HICC) are required to develop and periodically update a Housing Needs Assessment. It is
anticipated that staff or consultant effort will be needed to update the Housing Needs Assessment in 2028
to access HICC funding.

External funding received through HAF resulted in 22 additional temporary positions to support
implementation of the Action Plan. At that time, it was anticipated that a number of these positions would
become permanent following completion of HAF. These new permanent staff would increase capacity in
response to a significant growth in demand for housing programs. Any permanent positions proposed
through the Affordable Housing Strategy would need to be funded through the operating budget after the
HAF spending deadline of October 11, 2027. As previously discussed in the Housing Accelerator Fund

21 Options for increased municipal support and partnerships for provincial housing program delivery
22 People. Planet. Prosperity: Halifax’s Inclusive Economic Strateqy 2022-2027
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Annual Update 2025 report, it is estimated that up to four permanent staff positions (including one existing
permanent Planner Il position) within Planning and Development will be required to administer existing
housing programs and implement program enhancements outlined in the Strategy along with support from
other departments, such as Corporate Communications, Legal Services, and Finance & Asset
Management. Detailed information on staffing costs and other required resources will be brought forward
to Regional Council in future reports.

Staff anticipate that as the non-profit housing sector grows in response to heightened investment, the
number and scale of applications for tax relief may increase. Tax relief is an annual, recurring operating
grant, and program cost trends upwards as there is an increase in investment, tax rates, and assessment
values due to zoning changes, market conditions, capital investment, and recapitalization. The Affordable
Housing Strategy will inform analysis of the Tax Relief program for affordable rental housing providers,
shelter providers, supportive housing, and special needs housing. Review and amendments to the Tax
Relief Program would be undertaken by Finance & Asset Management. While growth in the affordable
housing component of the program has been anticipated, future changes would be subject to Council policy
decisions, budget constraints, and municipal priorities.

RISK CONSIDERATION

The Housing Accelerator Fund represents a $79.3 million investment of federal funding in HRM. Funding
is divided into four installments, with the final instalment contingent on HRM meeting permit targets and
completing initiatives by October 11, 2026. Whereas permit targets are on track, the final and only
outstanding initiative, due by October 11, 2026, is the creation of an Affordable Housing Strategy. A delay
or failure in delivering the Strategy would compromise accessing the final installment.

Beginning in 2013, the Halifax Regional Municipality has shown a steady commitment to supporting the
non-profit community housing sector with its participation in the Housing and Homelessness Partnership.
This was followed by the Affordable Housing Work Plan, and participation in three streams of the Rapid
Housing Initiative Cities Stream, and the Housing Accelerator Fund. Funding and supports delivered
through HRM'’s legacy programs such as the Permit Fee Waiver Program, the Tax Relief Program, and the
Affordable Housing Grant Program, and other initiatives supporting the sector, have resulted in tangible
growth and success for community partners in growing their capacity and delivering projects.
Discontinuation or inadequate resourcing of these programs moving forward could result in reputational
harm for the Municipality among its community partners and other orders of government and may reduce
HRM’s ability to meet affordable housing goals. Inadequate resourcing may also impact readiness for
responding to external funding or partnership opportunities. The availability of permanent affordable
housing options is critical to the success of the Updated Framework to Address Homelessness, which has
goals to achieve functional zero homelessness and phase out encampments.

COMMUNITY ENGAGEMENT

From November 2025 to February 2026, HRM staff received feedback from over 38 organizations, and
through a survey completed by 580 residents. Feedback was received though a residents’ survey, a
community housing sector survey, virtual and in-person meetings, and group workshops. Engagement
audiences included residents, community housing providers, service providers, lenders, other funders, and
member organizations of the Housing and Homelessness Partnership. Engagement was undertaken in
alignment with the Community Engagement Playbook and sought to engage providers working with all
federally identified priority population groups. Engagement included African Nova Scotian-led and
Indigenous-led housing providers, and organizations dedicated to serving the housing needs of various
equity-deserving and priority groups. The engagement approach and results are included in the What We
Heard Report (Attachment B).

Engagement in many cases included feedback on issues outside HRM'’s jurisdictional capacity, including
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concerns around tenancy regulations. These have been noted in the What We Heard Report but may not
be reflected in the Emerging Directions.

ENVIRONMENTAL IMPLICATIONS

Programs that support affordable housing prioritize projects that demonstrate a stronger performance in
matters of environmental sustainability, including energy efficiency, which can represent an ongoing
improvement for affordability for residents and building operators.

ALTERNATIVES

The Community Planning and Economic Development Standing Committee could refuse to forward this
report to Regional Council.

LEGISLATIVE AUTHORITY

Schedule 3 - Community Planning and Economic Development Standing Committee Terms of Reference,
Administrative Order One, the Procedures of Council Administrative Order

Halifax Regional Municipality Charter, S.N.S. 2008, c. 39:
7A The purposes of the Municipality are to
(a) provide good government;

(b) provide services, facilities and other things that, in the opinion of the Council, are
necessary or desirable for all or part of the Municipality; and

(c) develop and maintain safe and viable communities.

73(b) The Municipality may enter into and carry out agreements with:

(i) the Minister of Community Services or Canada Mortgage and Housing Corporation with
respect to housing projects, or

(ii) any body corporate or agency having similar objects to Canada Mortgage and
Housing Corporation with respect to projects pursuant to the National Housing Act
(Canada);

Halifax Regional Municipality Charter, Part VIII, Planning & Development

ATTACHMENTS

Attachment A:  Supplemental Background Information in Housing Policy and Programming
Attachment B: Affordable Housing Strategy — What We Heard Report
Attachment C: Emerging Directions for the Affordable Housing Strategy
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Attachment A

Supplemental Background in Housing Policy and Programming

Many past and ongoing work programs are relevant to the Affordable Housing Strategy and related to efforts
to improve affordability in communities. The following additional background is provided to supplement the
Emerging Directions for the Affordable Housing Strategy. More information on affordable housing programs,
including relevant application information and administrative orders, is available at halifax.ca/affordable-
housing. Table 1 in this Attachment provides a timeline with links to additional key reports in housing policy
and programming.

Housing Accelerator Fund (HAF) progress update

On December 9, 2025, staff provided a 2-year update on the municipality's HAF progress. Two years into
the HAF program, HRM has issued a total of 12,025 net new residential building permits, representing
77.75 percent of the three-year HAF target of 15,467 permits. If current progress is sustained, the
Municipality is likely to exceed its housing stock growth target (+2,600 net new residential units) before the
HAF program’s end in October 2026.

Housing and Homelessness Partnership (HHP)

In October 2013, Regional Council endorsed HRM’s formal participation with the HHP. This organization
represents the key body to coordinate work on affordable housing and addressing homelessness in the
Halifax region. Member organizations include HRM, United Way Maritimes, the Affordable Housing
Association of Nova Scotia, the Nova Scotia Non-Profit Housing Association, Rental Housing Providers of
Nova Scotia, the CMHC, NS Department of Growth and Development, NS Department of Opportunities
and Social Development, IWK and NS Public Health.

Through the HHP, organizations make contributions within their mandate and jurisdiction towards systemic
solutions to housing and homelessness. The HHP provides a structure to support relationships across the
housing sector to advance a coordinated and collaborative response to community needs including
homelessness supports, transitional housing, and affordable housing. The 2015 HHP Strategic Plan
informed the 2018 HRM Affordable Housing Work Plan. The municipality’s affordable housing work has
historically worked through the HHP, and its members.

Density Bonusing

In September 2019, Regional Council approved Centre Plan Package A, which includes a density bonus
program for the Regional Centre. The program was expanded through Centre Plan Package B, Interim
Bonus Zoning policies, and the Suburban Housing Accelerator Secondary Planning Strategy. Between
2021 and 2025, approximately $2 million of bonus zoning was collected annually from developments and
used to fund the AHGP. Bonus Zoning is calculated at the time of building permit issuance, but collection is
deferred to building occupancy. Due to the timing of these changes, the majority of funds collected have
been in the Regional Centre and these funds must be used in the Regional Centre.

The Regional Plan includes policy to continue to collect bonus zoning within the Regional Centre and from
developments within the Suburban Area approved through a development agreement or through the
Suburban Housing Accelerator Land Use By-law.

Affordable Housing Grant Program (AHGP) overview

Launched in 2021, The AHGP was originally intended as a mechanism to grant funds collected through
Bonus Zoning. Since 2023, it has also been significantly funded with HAF funds. In 2024-2025, the AHGP
was reviewed as an initial milestone of the HAF action plan, and an updated Administrative Order has been
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in place since summer 2025. As of December 2025, approximately $17 million has been awarded through
the AHGP, leveraging over $330 million in funding from non-profits and other levels of government.

The AHGP provides project grant funding to eligible non-profits and charities for:
e Pre-development
¢ New construction
e Non-residential to residential conversion
e Acquisitions
e Repairs

Projects may be completed by non-profits or charities in partnership with private sector partners as outlined
in the Affordable Housing Grants Administrative Order. The 2026/27 AHGP intake is anticipated in fall 2026
and may be funded through a combination of bonus zoning and HAF to support projects throughout the
municipality.

Deferral of Halifax Water Regional Development Charges for affordable housing

In November 2020 and November 2023, Regional Council requested the province consider legislative
changes to allow for the Waiver of Halifax Water Regional Development Charges for Affordable Housing
(See November 18, 2025 legislative update).

In response to Nova Scotia Utility and Review Board (NSUARB) decision that Halifax Water could not waive
Regional Development Charges (RDC) for affordable housing projects, Halifax Water introduced an RDC
deferral program that allows affordable housing developments to defer payment of RDCs for up to 10 years.
In their submissions to the NSUARB, several community housing providers identified RDCs as a barrier to
the development of new affordable housing.

Tax Relief Program

Tax relief for non-profit rental housing providers and co-ops was launched in 2020, and reviewed in 2023.
Most affordable housing providers receive 50% tax relief, while co-ops receive 25% tax relief as these
properties are eligible for the Capped Assessment Program (CAP). Shelter uses and supportive housing
provided by charities, along with properties developed as deeply affordable under the Rapid Housing
Initiative are eligible for 100% tax relief. Tax relief is also provided for non-profit owned properties under
development. Council has directed staff, as part of the Affordable Housing Strategy project, to review the
tax relief program with consideration for increased support for non-profit rental housing providers (See Staff
Report). In addition to the waiver program, some housing providers access legislative exemption from
paying property tax.

Non-profit affordable housing operators, other government funders, and private lenders are able to
recognize tax relief as a stable support for development proformas with an ongoing contribution to
affordability and project financial viability. Removal or reduction of the program may reduce the viability of
projects at the construction or pre-development stage or lead to higher rents being charged in existing non-
profit buildings in order to maintain operating costs.

The growth in assessments and non-profit housing portfolios is leading to an escalation of the program
value over time. Growth in the non-profit housing sector, and maintaining or expanding the level of support,
is expected to continue to increase the fiscal implications of this program.

Centralized Reporting of sector-specific grants
Sharing Our Stories - The Culture and Heritage Priories Plan contains an action to review grant programs
with goals of enhancing access to grant programs, improving efficiency, accountability and inclusivity. This
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is aligned with work to provide centralized reporting that brings together sector-specific and organizational-
specific supports. This work supports the administrative order for Public Disclosure of Municipal Grants
(Administrative Order 2019-007-ADM). The policy aims of the work are described in this report. Centralized
reporting may support the coordination of tax relief, affordable housing grant, permit fee waiver, and surplus
lands programs.

Rental Registry

In January 2023, Regional Council adopted By-law R-400, Respecting Registration of Residential Rental
Properties and By-Law M-202, which amended minimum occupancy standards for rental properties. These
by-laws work in tandem to both provide a record of all rental properties in HRM and shift to proactive
residential minimum standards enforcement, which can reduce landlord-tenant conflict and ensure safe
living conditions for renters.

Surplus lands for affordable housing pilot program

HRM has successfully surplussed properties for the development of affordable housing (via the Community
Interest category of Administrative Order 50) at 64-91 True North Crescent, Dartmouth. In September 2020,
Affordable Housing was added as a separate category for surplus property disposal under Administrative
Order 50. To date, 13 properties have been designated under this category as surplus to municipal needs.
The Surplus Land for Affordable Housing Pilot Program was launched in 2025 as a part of the municipality’s
Housing Accelerator Fund initiatives, with 4 pilot properties with potential to be developed as affordable
housing. This program aims to create long-term affordability by providing surplus municipal land to non-
profit housing providers. Decisions to surplus properties are anticipated through public hearing in Spring
2026.

Through the launch of the pilot program, several lessons learned have been identified for consideration in
any launch of a permanent program that will also be informed by the actions and priorities of the Affordable
Housing Strategy. These lessons learned include the importance of developability, zoning and density
needed to make affordable housing projects viable. Surplus parcels need to be appropriately zoned and
sized to support affordable housing developments, with a review of title and encumbrances. Developability
should consider the eligibility requirements of capital funder program, which, for example, typically require
a development to have a minimum of 5 affordable units. To maximize the success of a future Surplus Lands
Program, pre-development effort is required, such as environmental and geotechnical assessments, and
potentially initial site work such as clearing, grading, and utility planning. Performing this work in advance
of dispersing parcels may be contemplated by the municipality and can reduce the financial and timing risk
and overall construction costs for affordable housing developments. Further details on lessons learned will
be provided in a forthcoming staff report on the Surplus Lands Program.

Support for affordable housing acquisitions by non-profits

Existing housing is often suitably located in established communities with access to services and transit.
The level of risk and cost per unit to acquire housing may be substantially lower than the price for new
construction, even with the potential need to complete deferred maintenance. While acquisition of existing
housing by non-profits does not result in net new units of housing, it does represent a shift in the housing
inventory from market to non-market.

The AHGP can support acquisitions through a grant equivalent to the deed transfer tax, in addition to
support for repairs that improve environmental performance, accessibility and affordability. While
acquisitions are supported under the AHGP, the amount provided (equivalent to deed transfer tax) and
timing of a yearly intake may prove challenging in some cases to support acquisitions.

Regional Council has provided discretionary grants outside of AHGP program eligibility in two instances.
The first was a grant of $261,230 for an acquisition by the Housing Trust of Nova Scotia in May 2022, which
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is the amount equivalent to the deed transfer tax. The second was a grant of $150,000 for an acquisition
by Rooted: Community Development Partners for a six-unit building in Spryfield in November 2025.

Support for discretionary applications for land use flexibility for non-market housing

Regional Council has considered and approved discretionary plan amendments and development
agreements for built form flexibility, height and density with consideration for inclusion of non-market
housing as part of the rationale. In these cases, affordable housing conditions are typically enforced by
senior government funding programs, rather than HRM, and affordability commitments are typically 10 to
30 years.

Inclusionary zoning

Inclusionary Zoning is a policy tool that allows municipalities to require that affordable housing units be
provided as part of a new development as a form pf public benefit. This can be through the allocation of
affordable units on site in the new development, or through the provision of a public benefit, such as cash-
in-lieu. Inclusionary Zoning programs are generally intended to increase the supply of affordable housing
units and foster social integration in communities. In November 2021, provincial changes to the HRM
Charter enabled inclusionary zoning, motivating the municipality to consider amending its planning
documents to activate an inclusionary zoning program.

In May 2023, Regional Council directed staff to initiate a process to explore creation of an inclusionary
zoning program. On March 31, 2026, staff provided Council with the findings of the Inclusionary Zoning
Market Analysis and Policy Options Final Report. As further discussed in the report, the recommendation
was to not to adopt inclusionary zoning policies at this time and instead to consider it as a future planning
tool.

The findings of the Inclusionary Zoning Market Analysis and Policy Options Final Report can continue to
inform the Affordable Housing Strategy, and Inclusionary Zoning can continue to be considered as a
possible tool, in combination with incentive or bonus zoning, to support affordable housing.

Removal of regulatory barriers to enable more housing to be built (inc. modern methods of construction)
In September 2020, Regional Council adopted amendments enabling secondary suites and backyard suites
as-of-right on low density residential properties across the municipality. Further amendments were adopted
in September 2023 to enable shared housing uses as-of-right across the municipality.

As part of the HAF Action Plan, in 2024, HRM undertook several initiatives to remove regulatory barriers to
the development of new housing (“Urgent Changes to Planning Documents for Housing”). This included
rezoning within bus rapid transit corridors to permit higher residential densities and reducing the processing
time for building permits and heritage development agreements through additional staffing and process
improvements. Concurrently, short-term rental regulations were also revised through the Regional Plan
update.

Staff are undertaking engagement and analysis in 2026 on urban design requirements for missing middle
housing and supporting new building methods. For more information, visit the Centre Plan Review website.

Suburban Planning

The Municipality is developing a Suburban Plan to replace 11 outdated community plans with a unified
planning framework for suburban areas outside the Regional Centre where piped water and sewer exist or
are planned for. The plan seeks to respond to rapid population growth, provincial minimum planning
requirements, and housing pressures. It aims to create complete, connected communities with diverse
housing, transit-supportive development, and sustainable design. The process will unfold in three phases
between 2025 and 2028. The first phase, Listen & Learn, will engage communities to identify needs,
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challenges, and key directions. The second phase, Share Draft Plan, will present and refine a detailed plan
and land-use by-law. The final phase, Adopt Plan, will finalize and implement policies that will set direction
for future growth.

Regional Planning Framework and Strategic Growth & Infrastructure Priorities Plan

Through its land use and infrastructure planning, HRM recognizes that the most urgent priority in municipal
land-use planning, regulation and development approval is to rapidly enable an increase in the supply of
housing. More information on this ongoing work is contained on the engagement website, Planning
Changes to Support Housing Supply. The Strategic Growth and Infrastructure Priorities Plan will provide a
framework for long-term planning and fiscal management, allowing further consideration of how
infrastructure is planned to accommodate a growing population.

Cogswell District

The Cogswell District Redevelopment is anticipated to include land use policies and affordable housing
objectives for the district for consideration by Regional Council in 2026. These objectives will be aligned
with the priorities and work plan of the Affordable Housing Strategy, which is expected to guide
implementation of the district’s Affordable Housing objectives. The work also responds to the 2020 Report
on the Task Force on the Commemoration of Edward Cornwallis and the Recognition and Commemoration
of Indigenous History (which recommends inclusion of affordable housing for Indigenous and African Nova
Scotians in the Cogswell district) and the September 2024. Direction from Regional Council (to consider
the request from New Roots North End Halifax Community Land Trust for inclusion in the work).

African Nova Scotian Community Action Program (ANSCAP) and African Nova Scotian-led initiatives
Established in 2023, the African Nova Scotian Community Action Program (ANSCAP) collaborates with key
partners to work with historic African Nova Scotian (ANS) communities to help develop community action
plans — roadmaps to address gaps in municipal services and find long-term solutions to meet community
needs. The work is based on mutual trust and partnership. As such, the municipality is committed to
understanding community needs, advancing community priorities and fostering a relationship that is built
on consistent communication and trust. ANSCAP, in collaboration with HRM’s African Nova Scotian Affairs
Integration Office, continues to support ANS community action planning in Beechville, Upper Hammonds
Plains, and Lucasville. Implementation of the work is guided by the ANSCAP Work Plan and continued work
in community will be aligned with the priorities and work plan of the Affordable Housing Strategy.

In 2021, the Nova Scotia Affordable Housing Commission included a call to action to develop a strategy to
better understand the specific housing needs and address the historic and systemic barriers to accessing
affordable housing faced by people of African descent. (“Charting a New Course for Affordable Housing in
Nova Scotia”)

Development of the 2025 African Nova Scotian Housing Strategy was led by the NS Black Community
Housing Council. The African Nova Scotian Housing Strategy focuses on access to finance, support for
ANS Community Land Trusts, seeking increased financial and non-financial supports, increase in the supply
of non-market housing, diverse housing options in ANS communities, and initiatives to build capacity and
launch ANS-led ventures. Several actions in the Strategy relate to municipal work, including financial
incentives, identifying and making government land and tax sale land available to community, exploring
inclusionary housing policies, support for seniors to age in place, and infrastructure investment.

To date, there are two ANS-led Community Land Trusts in HRM: the Upper Hammonds Plains Community
Land Trust and the New Roots North End Halifax Community Land Trust.

Land leases of affordable housing on municipal land
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In a few cases, HRM maintains less than market value leases for municipal land with affordable housing
operated on site. Long term planning for land leases of affordable housing on municipal land in North End
Halifax is informed by the priorities of the Affordable Housing Strategy.

Former Affordable Housing stream of the Community Grants Program
The Affordable Housing stream of the Community Grants Program awarded $480,226 in grants to support
affordable housing and housing supports prior to 2024’s removal of this stream from the program.

Affordable Access Program

Additional efforts to address affordability for individuals and property owners are supported through the
municipality’s Affordable Access Program, which provides subsidies for qualified residents for property tax
deferral/exemption, and transit and recreation passes.

Consideration of legislative requests related to affordability
Several legislative requests from Regional Council to the province are relevant to affordable housing, these
include:
e Request for Waiver of Halifax Water Regional Development Charges for Affordable Housing
(requested Nov 2023 and Nov 2020) (See November 18, 2025 leqgislative update);
e Request for ability to establish a Vacant Land Tax Within the Urban Service Boundary (requested
Mar 5, 2024) (See November 18, 2025 legislative update); and
e Request for ability to adjust the deed transfer tax (October 7, 2025).

Regional Council has also requested a staff report on impact of the capped assessment program on the
housing market (December 2, 2025). Work on taxation is progressing outside the scope of the Affordable
Housing Strategy.

Report Milestones
Table 1 provides a timeline with links to additional key reports in housing policy and programming.

Table 1: Key Reports and Milestones in Housing Policy and Programming (updated April 21, 2026)
Year Development or Milestone Link

1995 Province assumes responsibility for the direct delivery of public housing in HRM
under the terms of the provincial-municipal Service Exchange Agreement

2004 Council receives Homelessness in HRM: Portrait of Streets and Shelters report  Report
detailing the scope and characteristics of the municipality's homeless and at-
risk population

2008 HRM Charter amended to allow for density bonus program within the
Downtown Halifax Plan Area

2008 Council receives an information report outlining the municipality's affordable Report
housing functional plan and providing an overview of housing affordability

2012 Halifax Report Card on Homelessness produced by the Nova Scotia Housing
and Homelessness Network

2013 Council endorses HRM's formal participation with the Housing and Report
Homelessness Partnership (HHP)

2013 HRM Charter amended to allow for density bonus program within the entire
Regional Centre - Provision of affordable housing is required form of public
benefit

2015 Council receives Housing Needs Assessment Report

2015 HHP's Affordable Housing Working Group develops a 5-year affordable
housing Strategic Plan



https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=2270
https://www.halifax.ca/about-halifax/affordable-access-program/about-affordable-access-program
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3516
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3516
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3101
https://pub-halifax.escribemeetings.com/Meeting.aspx?Id=46169864-4f90-4eaa-9963-e45c7949d242&Agenda=Agenda&lang=English
https://legacycontent.halifax.ca/council/agendasc/documents/040210cow5.pdf
https://legacycontent.halifax.ca/council/agendasc/documents/081028cai03.pdf
https://www.halifax.ca/city-hall/regional-council/august-1-2017-halifax-regional-council
http://legacycontent.halifax.ca/council/agendasc/documents/151027ca1133.pdf

2016  Council approves in principle HHP's 5-year affordable housing targets and Report
directs staff to develop an implementation framework to meet the targets

2017 Council requests that staff prepare a report to assess options for requesting the  Report
transfer of the provincial responsibility to operate and deliver housing programs
and services within the boundaries of Halifax

2017  Council approves a Public Safety Strategy identifying housing/homelessness Report
as public safety priorities

2017 Council directs staff to consider amendments to municipal planning strategies Report
and land-use by-laws to simplify, consolidate and remove barriers to the
development of special care facilities

2017  Council approves amendments to Building By-law to remove building permit fee Report
for affordable housing developments

2018 Council approves Affordable Housing Work Plan Report

2019  Council receives Building Poverty Solutions report Report

2019 Federal Government adopts the National Housing Strategy Act which Act
recognizes that the right to adequate housing is a fundamental human right
affirmed in international law

2019 Council directs staff to amend By-law M-201 to include provisions for Report
mandatory registration of residential rental accommodations

2019 Council directs staff to disclose/make-public residential occupancy standards Report
violations (per the terms of AO 2011-006-ADM)

2020 Council approves a Social Policy identifying housing as a focus area Report

2020 Council adopts planning amendments to allow secondary and backyard suites  Report

2020 Council directs staff to develop planning policies to enable clustered tiny home  Report
developments

2020 Council directs staff to explore potential approaches to leveraging surplus Report
municipal land for affordable housing

2020 Council adopts AO 2020-008-ADM to facilitate grants for affordable housing Report

2020 Council directs staff to develop short-term rental registration requirements Report

2020 Council adopts amendments to By-law M-201 to require registration of Report
residential rental accommodations

2020 Council adopts amendments to AO 15 and several by-laws to waive municipal Report
fees for affordable housing developments

2020 Council adopts amendments to AO 50 to create a municipal surplus land Report
category for affordable housing purposes

2020 Council adopts amendments to AO 2014-001-ADM to provide streamlined and  Report
predictable multi-year property tax relief for registered non-profits or charitable
housing groups

2020 Council authorizes the less-than-market-value sale of two (2) surplus municipal Report
properties to facilitate the development of affordable housing projects

2020 Council receives affordable housing work plan update outlining progress and Report
next steps

2020 Council receives information report providing an overview of rent control Report

2020 Council directs staff to create an investment plan and enter into agreements Report
with housing providers and CMHC to finance/build three Rapid Housing
Initiative (RHI) projects (Round 1)

2020 The Province announces the creation of the Nova Scotia Affordable Housing

Commission including representation from HRM



http://legacycontent.halifax.ca/council/agendasc/161213rc-agenda.php
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/200922rc11114_0.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/Public_Safety_Strategy.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/170801rc1417.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/171205rc1413.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/180731rc1423.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/190129rc1431.pdf
https://laws-lois.justice.gc.ca/eng/acts/n-11.2/FullText.html
https://www.halifax.ca/media/77168
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/180731rc1423.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/200512rc813.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/200929rc1113.pdf
https://beta.novascotia.ca/sites/default/files/documents/1-3257/national-housing-strategy-action-plan-nova-scotia-2025-2028-en.pdf
https://cdn.halifax.ca/sites/default/files/documents/business/planning-development/final-hrm-municipal-report-clean-23nov28.pdf
https://beta.novascotia.ca/sites/default/files/documents/1-3257/national-housing-strategy-action-plan-nova-scotia-2025-2028-en.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/200929rc076.pdf
https://www.halifax.ca/sites/default/files/documents/business/planning-development/cc_planninganddevelopment_publicengagementguidebook_8.5x11-web-fillable.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/201110rc1111.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/171031rc1415.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/210209rc142.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/200922rc11122.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/boards-committees-commissions/201117rci04.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/201215rci07.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/201124rc511.pdf

2020 Disposal of surplus property on True North Crescent to AHANS under the EOI
Community Interest Category Report

2020 Centralized Grant Reporting Update and Administrative Order 2019-007-ADM Report
Respecting Public Disclosure of Municipal Grants

2021 Council requests a staff report regarding sale or long-term lease of land to Report
Shelter NS for the development of a mixed-use community service center,
emergency shelter and affordable housing development

2021 The Canadian Centre for Policy Alternatives releases Keys to a Housing Report
Secure Future for all Nova Scotians

2021 The Nova Scotia Housing Commission releases the Charting a New Course for  Report
Affordable Housing in Nova Scotia report

2021 Council directs staff to enter into agreements with housing providers and Report
CMHC to finance/build three Rapid Housing Initiative (RHI) projects (Round 2)

2021 Council directs staff to explore options for increased municipal support and Report
partnerships for provincial housing program delivery

2021 Province of Nova Scotia establishes the Executive Panel on Housing in HRM Act

2022 The Affordable Housing Grant Program (AHGP 2021/22) awards funds to three  Website
projects to support the construction of 81 affordable units and the rehabilitation
of four affordable units

2022 Shared Housing Use is adopted region-wide in all Land Use Bylaws Report

2022 Housing Trust of NS Funding Request Report

2022 Province announces nine special planning areas in HRM to be designated for Release
housing

2023 HRM adopts the 2023 Framework to Address Homelessness Report

2023 Tax Relief Program Redesign Report

2023 Council adopts amendments to land use by-laws to consistently regulate short-  Report
term rentals and protect long-term rental housing stock

2023 Council directs staff to enter into agreements with Society of Saint Vincent de Report
Paul and CMHC to finance/build a Rapid Housing Initiative (RHI) project
(Round 3)

2023 The Affordable Housing Grant Program (AHGP 2022/23) awards funds to eight  Website
projects to support the construction of nine affordable units, the rehabilitation of
146 affordable units, and pre-development studies for one project

2023 Council initiates the process for staff to explore the creation of an Inclusionary Report
Zoning program

2023 Council initiates the process to develop land use policies and regulations for Report
the Cogswell District

2023 The Province releases Nova Scotia 2022-2025 National Housing Strategy Report
Action Plan

2023 Draft Regional Plan engagement took place over the summer with a chapter Draft Plan
dedicated to Housing

2023 Province releases Our Homes, Action for Housing: A Five Year Housing Plan Report

2023 Province releases provincial Housing Needs Assessment Report and Municipal  Provincial
Housing Needs Reports for all municipalities, including HRM Report

HRM Report

2023 HRM Regional Council endorses application to the Housing Accelerator Fund June Report
(two reports) Sept Report

2023 CMHC and HRM announce agreement under the Housing Accelerator Fundto  Release

fast track 2,600 housing units over the next three years.



https://cdn.halifax.ca/sites/default/files/documents/business/grants/Call%20For%20Submissions%2064%20True%20North%20Crescent_0.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/201117rc81.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/200901rc1118.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/210209rc142.pdf
https://www.policyalternatives.ca/news-research/keys-to-a-housing-secure-future-for-all-nova-scotians/
https://beta.novascotia.ca/sites/default/files/documents/1-2679/charting-new-course-affordable-housing-nova-scotia-en.pdf
http://legacycontent.halifax.ca/council/agendasc/documents/c131029.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/200922rc11117_0.pdf
https://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/200922rc11117_0.pdf
https://www.halifax.ca/about-halifax/regional-community-planning/affordable-housing/affordable-housing-grant-program
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/220712rc15114.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/220531rc1517.pdf
https://news.novascotia.ca/en/2022/03/25/special-planning-areas-identified-province-invests-planning-studies#:%7E:text=Special%20Planning%20Areas%20Identified%2C%20Province,even%20years%2C%20in%20approval%20time.
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230221rc1515.pdf
https://www.halifax.ca/city-hall/regional-council/april-25-2023-regional-council
https://legacycontent.halifax.ca/council/agendasc/documents/Homelessness.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230307rc1519.pdf
https://www.halifax.ca/about-halifax/regional-community-planning/affordable-housing/affordable-housing-grant-program
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230509rc1518.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/231212rc1517.pdf
https://beta.novascotia.ca/sites/default/files/documents/1-3257/national-housing-strategy-action-plan-nova-scotia-2022-2025-en.pdf
https://engagehalifax.ca/download_file/2220/898
https://novascotia.ca/action-for-housing/docs/strategic-plan-action-for-housing.pdf
https://novascotia.ca/action-for-housing/docs/provincial-housing-needs-assessment-report.pdf
https://novascotia.ca/action-for-housing/docs/provincial-housing-needs-assessment-report.pdf
https://cdn.halifax.ca/sites/default/files/documents/business/planning-development/final-hrm-municipal-report-clean-23nov28.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230606rc1514.pdf
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230926rc181.pdf
https://www.cmhc-schl.gc.ca/media-newsroom/news-releases/2023/helping-build-more-homes-faster-halifax

2024 Council approves the amendments for urgent changes to planning documents Report
for housing allowing a minimum of four units per lot in all residential zones
within the urban service boundary.

2024 Council passes the Suburban Housing Accelerator Plan Area. Website

2024 The Affordable Housing Grant Program (AHGP 2023/24) awards funds to 10 Website
projects to support the construction of 115 affordable units, the purchase of six
existing affordable units, and the rehabilitation of 160 affordable units.

2024 Council endorsement of the African Nova Scotian Community Action Planning Report
Work Plan

2024 Province changes regulations to require all short-term rentals to be registered Website
under the Short-term Rentals Registration Act

2025 The Second Unit Incentive Program is launched as part of the Housing Website
Accelerator Fund initiatives. It provides up to $12,900 in non-repayable grants
to help homeowners build a second unit on their property. Units must be
completed by Oct 11, 2026.

2025 The Affordable Housing Grant Program (AHGP 2024/25) awards funds to 10 Report
projects to support the construction of 187 affordable units and the
repair/renovation of 29 affordable units.

2025 On June 19, 2025, Regional Council approved the proposed 2025 Regional June 2025
Plan and a package of amendments to all community plans, as the Report
Municipality’s response to the Minimum Planning Requirements Regulations
established under the HRM Charter. Following Provincial review of the 2025 Dec 2025
Regional Plan as required by Provincial legislation, on August 8, 2025, the Report
Minister of Municipal Affairs refused the approval of the documents.

Attachments to the June 2025 report include the 2025 Housing Supply Issues
Paper and Regional Plan Review Phase 5 work plan.

After refusal by the Minister, in December 2025, the Updated Approach to
Amending Planning Documents for Provincial Minimum Planning Requirements
was approved by Regional Council. These changes to the Regional Plan were
enacted on February 2, 2026.

2025 The Surplus Land for Affordable Housing Pilot Program is launched as part of Website
the municipality’s Housing Accelerator Fund initiatives. The program aims to
create long-term affordability by providing surplus municipal land to non-profit
housing providers.

2025 Qualitative Responses Supplement to the 2023 HRM Housing Needs HNA update
Assessment

2025 Housing Accelerator Fund 1st anniversary Annual Update Report

2025 Information Report in response to Council direction to explore increasing the Report
rate of tax relief for non-profits (August 19, 2025 direction to consider changes
via the Affordable Housing Strategy)

2025 Council approved changes to the Affordable Housing Grants Administrative Report
Order to improve the effectiveness of the Affordable Housing Grant Program.

2025 Allocation of funding approval for AHGP 2025/26 Report

2025 Council endorses the Updated Framework to Address Homelessness, 2026-28  Report



https://cdn.halifax.ca/sites/default/files/documents/city-hall/boards-committees-commissions/240417hac911.pdf
https://www.halifax.ca/about-halifax/regional-community-planning/community-plan-areas/suburban-housing-accelerator-plan
https://www.halifax.ca/about-halifax/regional-community-planning/affordable-housing/affordable-housing-grant-program
https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/240910rc15114.pdf
https://legacycontent.halifax.ca/council/agendasc/documents/081028cai03.pdf
https://www.halifax.ca/about-halifax/regional-community-planning/housing-accelerator-fund/second-unit-incentive
https://cdn.halifax.ca/sites/default/files/documents/city-hall/standing-committees/250324afsc1311.pdf#:%7E:text=The%20Affordable%20Housing%20Grant%20Program,Respecting%20Grants%20for%20Affordable%20Housing.&text=This%20report%2C%20prepared%20for%20the,support%202024/25%20AHGP%20projects.
https://pub-halifax.escribemeetings.com/Meeting.aspx?Id=7a8f2053-cbc7-4a23-bce6-8516c5745844&Agenda=Agenda&lang=English
https://pub-halifax.escribemeetings.com/Meeting.aspx?Id=7a8f2053-cbc7-4a23-bce6-8516c5745844&Agenda=Agenda&lang=English
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3501
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3501
https://www.halifax.ca/about-halifax/regional-community-planning/affordable-housing/surplus-land-affordable-housing-pilot
https://cdn.halifax.ca/sites/default/files/documents/about-the-city/regional-community-planning/2025-hrm-housing-needs-assessment-supplement.pdf
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=1485
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=2589
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=2266
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3004
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3529

2025 Deed Transfer Tax Change Request Report

2025 Council initiates Update on Missing Middle Housing, Mass Timber and other Report
amendments in the Regional Centre SMPS & LUB

2025 Municipal Architect for HRM & Voluntary Design Review Process Report

2025 Financial support for purchase of six-unit building for use as affordable housing  Report
by Rooted

2025 By-Law R-400 Respecting Registration of Residential Rental Properties Update Report

2025 Council approves the Suburban Plan Workplan and Community Engagement Report
Strategy

2025 Two-year update on By-law R-400 (Rental Registry) and plans for future Report
education and enforcement of By-Law R-400 and By-Law M-200

2025 Housing Accelerator Fund 2 Anniversary Update Report

2026 Council approves amendments allowing for expanded access to the Second Report
Unit Incentive Program

2026 Integrated Mobility Plan Update: New action to develop municipal strategy for Report
the co-location of transit terminals, rapid transit stations and other municipal
facilities with mixed use and residential development, considering provision of
Affordable Housing

2026 Inclusionary Zoning Market Analysis and Policy Options Update Report
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https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3101
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3517
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3381
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3391
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3388
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=4509
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3388
https://cdn.halifax.ca/sites/default/files/documents/about-the-city/regional-community-planning/info-21.1-housing-accelerator-fund-annual-update-2025.pdf
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3871
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=4820
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=4817
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Overview

This report summarizes feedback received through engagement on the objectives for the
Affordable Housing Strategy from October 2025 to February 2026. Engagement reflected
the Community Engagement Playbook. This engagement follows up on targeted
engagement conducted in Fall 2024 on Affordable Housing Programs (See Staff Report
Attachement A: What We Heard Report — Affordable Housing Grant Program and Surplus
Lands Program).

What We Did

Engagement was conducted from October 2025 to February 2026. Forward Creative was
engaged to assist in facilitating meetings internally, with the community housing sector,
and with key partners.

Engagement with residents

A resident survey was hosted on Engage Halifax from October 30 to November 30, 2025.
Resident awareness of the survey was built through social media, advertising and
councillor newsletters. The website included background materials in the form of fact
sheets. The web page had 4,414 unique visitors and 580 respondents completed the
survey.

The online survey for residents provided contextual information and asked several
questions around awareness housing need and programs and how different priorities
should be balanced. A list of the survey questions can be found in Appendix A.

Engagement with the community housing sector

Organizations within the community housing sector included non-profit housing providers,
consultants and non-profit service providers. HRM administers several programs for non-
profit affordable housing providers, and HRM staff maintain a contact list of over 90
contacts that represent a variety of organization types. Staff emailed all contacts on
October 30, 2025, with options to engage on the Affordable Housing Strategy. Members of
the sector provided feedback through a booth at the Housing and Homelessness
Partnership’s Housing Symposium (October 20), an online survey (17 respondents — See
Appendix A for survey questions), virtual workshops on November 12 (11 attendees),
written submissions (1), and individual meetings held between November 2025 and
February 2026 (14 meetings). Representatives from the following organizations were
engaged:
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https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/240423rc1516.pdf
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e Affirmative Ventures Association

e Affordable Housing Association of Nova Scotia (AHANS)
e Akoma Holdings

e Atlantic Community Shelter Society

e Beacon House Interfaith Society

e Benjamin May Limited

e Bryony House

e Compass Nova Scotia Co-operative Homes

e David Harrison Consulting

e Everbloom CIC

e Halifax Women’s Housing Co-operative

e Housing Innovation Co-operative

e Housing Trust of Nova Scotia

e Immigrant Services Association of Nova Scotia

e Mi’kmaw Native Friendship Centre

e MusGo Rider Co-operative

e Northwood Care

e North End Community Health Centre

e Phoenix Youth Programs

e Rooted: Community Development Partners

e Shelter Nova Scotia

e Souls Harbour Rescue Mission

e Spryfield Social Enterprise and Affordable Housing Society
e St. Margaret’s Bay Housing Coalition

e Stepping Stone Association

e Student Housing Nova Scotia

e Upper Hammonds Plains Community Land Trust
e Wabanaki Two-Spirit Alliance

e YWCA Halifax

Considering the size of the sector, participation and interest in the work is high. Groups
engaged include housing providers that are established and rapidly growing as well as
groups that are newly established. Types of housing provided include supportive housing,
deeply affordable housing, and below-market or mixed-market housing. Many
organizations serve the needs of priority groups, including:
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survivors of gender-based violence

seniors

Indigenous Peoples

young adults

people with disabilities

people dealing with mental health and substance abuse issues
veterans

2SLGBTQIA+ communities

racialized groups, including Black Canadians
recent immigrants, including refugees
people experiencing homelessness

Engagement was led by Housing Accelerator Program staff, with participation from staff in
Community Safety, Diversity and Inclusion, the African Nova Scotian Affairs Integration

Office, and the African Nova Scotian Community Action Planning team.

Key Partner Engagement: Housing and Homelessness Partnership, other

government housing funders, and lenders

Staff from the following organizations (including members of the Housing and

Homelessness Partnership) were engaged:

Nova Scotia Department of Growth & Development
Canada Mortgage and Housing Corporation
Build Canada Homes

Community Housing Transformation Centre
United Way

Affordable Housing Association of Nova Scotia
Nova Scotia Public Health

IWK

Rental Housing Providers of Nova Scotia

Nova Scotia Non-Profit Housing Association
First National Financial LP

Affordable Housing Strategy — What We Heard Report



What We Heard

Resident feedback

This section provides a summary of quantitative and qualitative responses from the survey
opento all residents on the Engage Halifax website.

Awareness

Awareness of housing programs

There is a range of awareness among respondents around housing programs administered
by HRM and by other funders, with many respondents selecting every option from ‘not
aware’ (1) to ‘very aware’ (5) for both HRM programs and programs administered by other
funders (see Figure 1).

Figure 1: Awareness of housing programs (Q: How would you rate your level of awareness of
the housing programs administered by the Halifax Regional Municipality? & Q: How would
you rate your level of awareness of the housing programs administered by other funders of
affordable housing [such as the Canadian Mortgage and Housing Corporation and the
Province of Nova Scotia?])

35% median

Awareness of housing programs
30%
2 25%

3 20%
[%)
15%
10%
0%
1 2 3 4 5

not aware somewhat aware very aware

es

median

% of re

B HRM MW Other funders
N= 434 N=430

Awareness of housing need

Respondents reported a high level of awareness of housing need in the municipality, with
the median response being ‘very aware’ (Figure 2).
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Figure 2: Awareness of housing need (N=509) (Q: How would you rate your level of
awareness of the housing need in the Halifax region?)

Awareness of housing need
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§ 40%
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Support for Awareness building

Respondents reported a high agreement with the need for awareness building (Figure 3).

Figure 3: Support for awareness-building (N=509) (Q: Should the municipality do more to
educate and build awareness about affordable housing, housing programs and housing
needs?)

Support for awareness-building

60% median
»n 50%
3
g 40%
2 30%
4 20%
X 10%

0% — [ ] [ ]

1 2 3 4 5
strongly disagree neutral strongly agree

Many respondents indicated that they would like housing information to be more widely
advertised: on social media, on the HRM website, on buses, on traditional media (TV/radio)
and with brochures/posters in public places. Multiple respondents mentioned wanting to
“see a face” along with the information (e.g. interviews, news conferences). Many
respondents identified the need for a centralized place, like a directory, to find affordable
units and information on how to access affordable housing programs. Respondents
expressed an interest in the municipality hosting public information sessions on housing in
HRM and greater availability of information on how individual residents can make a
difference.
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Some respondents believed that information on current housing being built (market and
non-market) lacks transparency and that there should be a publicly available dashboard.
Many also requested publicly available statistics on the types of housing needed in the
municipality, and the types that could be built (typologies, affordability, bedroom count,
tenure). Many respondents highlighted the need for a clear and consistent definition of
affordability, and some were interested in the municipality providing a clear picture of the
impact of municipal costs on housing prices.

Many respondents called for stronger tenant protections, making the rental registry public
and educating tenants and landlords on their rights. Some respondents acknowledged that
the role of each government was not clear, and many wanted all levels of government to
work together.

Some respondents did not see awareness as an issue, typically asserting that they valued
action over awareness building or felt that housing issues were already well understood by
the public.

Priorities
Respondents were asked to rate their level of priority for the following topics, from “not a
priority” (1) to “not sure/neutral” (3) to “high priority” (5):

e Provide more support for those experiencing homelessness

e Increase municipal funding support for affordable housing

e Provide more municipal land for housing

¢ Incentivize individual property owners to add additional units to their properties

e Incentivize private sector developers to include affordable units in new
developments

e Facilitate more funding for affordable housing from federal and provincial programs
to be invested in the Halifax region

e Reduce planning barriers, like zoning, to allow more housing to be built

e Enable new ways of building housing (such as modular or prefabricated housing,
mass timber construction and tiny homes)

e |dentify and protect existing affordable housing

The distribution of responses for each question is shown in Figure 4, with the percent of
responses indicating that they felt the theme was a “priority” (4) or “high priority” (5) is
shown in ranked order in Figure 5. Responding to each question was optional; the total
number of responses is shown in Figures 4 and 5.
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Figure 4: Priority level of potential strategy priorities

Priority level of potential strategy priorities

Identify & protect existing affordable housing (N=507)
Enable new ways of building housing (N=505)

Reduce planning barriers (N=446)

Facilitate more funding from federal and provincial
programs (N=518)
Incentivize private sector developers to include
affordable units (N=465)

Incentivize individual property owners (N=453)

Municipal land for housing (N=511)

Increase municipal funding support for affordable
housing (N=476)
More support for those experiencing homelessness

(N=519)
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
m1 H2 m3 m4 ®m5
not a priority neutral/don't know high priority

Figure 5: Percent of respondents who considered themes as a priority with score of 4 or5

Priority and high priority responses (ranked)

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
Facilitate more funding from federal and provincial
I o2
programs (N=518)
Identify & protect existing affordable housing (N=507) || | | | | NI -
Enable new ways of building housing (N=505) _ 85%
More support for those experiencing homelessness _ 820
(N=519) 0
Increase municipal funding support for affordable _ 81%
housing (N=476) 0
Municipal tand for housing (v~511) | 7%
Incentivize private sector developers to include _ 779
affordable units (N=465) °
Reduce planning barriers (N=446) _ 63%
Incentivize individual property owners to add additional _ 519
units (N=453) °

Affordable Housing Strategy — What We Heard Report



Providing more information about why the respondent thought any of the potential actions
should be a priority was noted as optional when the respondent noted that the given action
was a priority (ranked 4 or 5). Note that a small number of respondents chose 4 or 5 only so
a comment could be added, which was an option not available if a respondent indicated
that an action was not a priority to them. This issue may have resulted in a small number of
quantitative responses for these questions to be higher ranked than respondents would
have answered otherwise.

Support for those experiencing homelessness

Many respondents identified housing as a human right. Many also recognized that housing
is necessary for wellbeing or is a social determinant of health. Respondents cited mental
health and addictions as reasons for homelessness, as well as stagnant wages, high cost
of housing and lack of affordable housing options. Many identified the need for associated
support as well as housing.

Homelessness takes many forms and respondents most frequently mentioned people
sleeping rough, including in encampments. Many cited the negative societal, economic,
moral, health and safety impacts of sleeping rough. Some identified that homelessness
does not always take the form of sleeping rough and that there are also less visible forms,
such as couch-surfing or staying with relatives or family. Respondents frequently
mentioned that they perceived homelessness as a responsibility that crosses municipal
and provincial jurisdiction.

Increasing municipal funding for affordable housing

There is generally support for government funding of affordable housing, along with a
attitude that not enough is being done to ensure access to suitable and affordable housing.
Opinion on which level of government should be responsible for affordable housing was
mixed.

Many respondents suggested that the municipality should take a leading role in addressing
affordable housing. Some respondents proposed the municipality leading construction of
housing itself. Some also noted that the municipality should respond to specific housing
needs or types, such as rooming houses.

Some respondents did acknowledge that housing is not a municipal responsibility and
believed that the province was not doing enough to respond to housing needs. These
comments were often coupled with the opinion that the municipality should focus on land-
use planning to enable housing to be built rather than being directly involved in its delivery.
Housing was also seen as a cost-savings measure in that governments could save in other
areas (healthcare, law enforcement) if everyone was housed.
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The term “affordable housing” was not always used in the same way by respondents, as it
was sometimes in reference to public and non-profit housing, and sometimes in reference
to affordability in the overall housing supply, including privately owned and rented units.
There is strong support for an income-based definition of affordability when considering if
housing is affordable, with affordable housing costs tied to paying a percentage of income
for shelter. Many commented that low wages were contributing to affordability issues,
including rising costs of other necessities like food and utilities.

There was strong support for requiring developers to include affordable units in new
development. There is some support for funding affordable units in private developments,
whether through financial or other incentives to provide affordable housing. Many
respondents perceive that HRM predominantly responds to the interests of the
development community in is planning practices.

There is support for funding non-profits and co-ops, including for acquisition, maintenance
and construction of affordable housing. Respondents add that funding support from the
municipal government could help build capacity in the non-profit sector to build and
maintain housing, protect more existing affordable housing and accelerate construction of
new affordable housing.

Respondents expressed a demand for affordable, family-sized units. Some respondents
explicitly favoured ground-oriented developments. Some acknowledged the need for
supportive housing that includes support services such as housing or employment support
services and medical care.

Providing more municipal land for housing

Generally, respondents were supportive of municipal land being used for housing. Most
respondents only thought it was appropriate to provide municipal land to non-profit
organizations. Many respondents suggested that the land could be either sold or leased
long-term (for example for 50 or 100 years). Respondents highlighted the importance that
the land be returned to the municipality if affordable housing was not built. Many see the
private-sector sale of former school sites in the North End of Halifax, such as Bloomfield
and St. Patrick’s Alexandra, as something that should not be repeated, and that land
should instead be provided for affordable housing.

Using municipal land was seen as financially prudent as it is not a direct financial
contribution, and an asset that the municipality already has. There was also some support
for co-locating housing with municipal facilities such as community centers. Some
respondents noted that municipal land should not be provided for housing at the expense
of green space, like parks and the natural environment.
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Respondents differed in opinions about the form of housing that should be built on
municipal land. Some encouraged multi-unit development and tiny homes, while others
would prefer only low-density housing. Some expressed a desire to change land use
regulations to enable more development. Many respondents expressed strong support that
land used for housing should be close to services, and some explicitly mentioned that it
should be in a location with good connections and services.

Incentives for property owners

Respondents indicated mixed opinions on whether incentives for property owners to add
more units on their properties were appropriate. Some saw this as unfairly benefiting
property owners who are landlords or putting the responsibility of building affordable
housing on individuals, rather than the government. Others saw it as beneficial and
generally cost-effective, and suggested support through incentives, permit fee waivers,
property tax concessions and education for new landlords on residential tenancy
legislation. Some were unsure if this would be effective or suggested the need for more
research.

Regardless of support for incentives, respondents generally thought that adding additional
units, such as secondary or backyard suites, to existing properties was a good approach to
increasing density, but there was some opposition due to concerns about neighbourhood
character. Some respondents mentioned that they had already tried to add more units to
their properties but found the process difficult.

Incentives for private developers

Many respondents expressed support for requiring that private developers include
affordable units in their developments, and a frequent perception that it should be required
for the public good that they expressed developers should be obligated to contribute to.
Multiple respondents also suggested that developers that do not include affordable units
should be penalized such as through fines or reduced development rights.

Many were dissatisfied with agreements requiring affordable units be rented at 80 percent
of Average Market Rent/Median Market Rent, noting that market rates do not accurately
represent what is affordable for many working people and retirees, and thought that
agreements that protect affordability should be long-term, rather than limited to 10 to 30
years.

Respondent opinions varied on whether a requirement for affordable units should be
accompanied by incentives, such as tax breaks or permit fee waivers. Multiple respondents
were explicitly opposed to financial incentives for developers. Some expressed
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dissatisfaction with the current cash-in-lieu system, seeing it as a way to avoid providing
affordable housing.

Many respondents identified social benefits of mixed-income housing. There were very few
mentions of non-market housing specifically and “affordable housing” seemed to be more
determined by price rather than ownership.

Facilitation of other government funding

Many respondents indicated that getting affordable housing built should be the main
priority and whatever needs to be done to achieve that should be done. Many also
acknowledged that housing was a federal and/or provincial responsibility and that they
were the appropriate funders. Some noted that the municipality should play larger role,
although some recognized that it has a more limited capacity than the provincial and
federal governments. Many respondents encouraged the municipality to more actively
pursue funding from other levels of government, for example by identifying shovel-ready
sites for development and advocating for local investment to deliver affordable housing
units.

Reduce planning barriers

Survey respondents expressed broad support for amending land use regulations to permit
additional housing, especially denser housing in areas close to services and amenities,
and to consider the needs of rural communities when developing plans and policies. Some
respondents that the importance of balancing additional housing with other priorities,
notably existing character, heritage, infrastructure, traffic and building complete
communities. Some noted that many zoning-related barriers have already been removed
and questioned whether there was more work to be done, and what the implications that
doing so would be. A few respondents noted that rezoning is a cost-effective way of
encouraging development.

Many respondents expressed that the municipal processes (land use planning, permitting,
infrastructure planning) are a hinderance to development. Some expressed that “NIMBY”
(Not In My Backyard) attitudes also hindered development.

Enable new ways of building housing

Many respondents highlighted that new ways of building could be more efficient and cost
effective and could therefore result in more affordable housing than other types of building.

Different methods of building housing could help increase housing supply and help grow
the supply of diverse housing types to serve people in communities with diverse needs.
Respondents noted that some less traditional types of housing, like tiny homes or factory-
built housing, would be suitable for many.
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Several survey respondents noted that other types of housing construction have been
successfulin other places, and even in the municipality in the past, giving the example of
the success of post-war housing. Many agree that innovative solutions and removing
barriers to implementing them should be prioritized, although some were concerned about
removing measures that they see as important to ensuring livable and complete
communities.

Identify and protect affordable housing

Respondents recognize the housing shortage in the municipality and the importance of
more affordable housing. Many see the loss of existing affordable housing as detrimental to
improving the housing situation in the municipality, and to realizing people’s right to
housing. Renoviction was a commonly mentioned concern for the loss of affordable
housing.

Many respondents indicated the importance of routine maintenance of existing affordable
housing and concern that much of it is in a poor state of repair that means poor living
conditions and could eventually lead to loss of the units. Many feel that current rental
regulations to protect tenants are not sufficient to prevent displacement and ensure a state
of good repair in rental units.

Multiple respondents expressed concern about the displacement of communities and
potential increase to homelessness when existing affordable housing units are lost.
Respondents see the priority to protect existing affordable housing as an efficient
approach to maintaining and increasing the amount of available affordable housing, as itis
much more cost and resource intensive to construct new housing once units are lost. Non-
market housing, including non-profit, co-operative and public housing, is seen as
important to protecting affordable housing. Suggested approaches include providing
support for maintenance of non-profit housing, as well as supporting non-profits to acquire
existing affordable housing to prevent loss and expand their portfolios.

Concern over the loss of existing affordable housing

A section of the survey asked about respondent’s opinion of existing affordable rental
housing. Respondents expressed significant concern regarding the impact that loss of
existing affordable housing stock is having in the municipality, citing that there is a need for
more housing generally and for affordable housing. Respondents frequently mentioned the
sentiment that the municipality cannot afford to lose any existing affordable housing
because of the significant need.

Many respondents expressed concern about the increasing cost of housing which is an
issue that the loss of existing affordable housing contributes to. This included examples of

Affordable Housing Strategy — What We Heard Report 14



people not being able to afford suitable housing, and people who are burdened with higher
costs of housing that is not affordable for them. Some mentioned property taxes
specifically as a contributing factor to high costs of housing, and the need to control
increases to the cost of utilities.

Respondents raised concerns over some ways that affordable housing is being lost in the
municipality, including redevelopment of existing affordable housing; demolition of
affordable housing to make way for development of less affordable housing; and loss of
long-term housing to short-term rentals (such as Airbnb, VRBO, etc.), or other types of
development or infrastructure. Some respondents mentioned concerns around the impact
on community of the loss of affordable housing such as the displacement of existing
communities and that loss of affordable housing could lead to people becoming homeless.
Some specific areas of concern were raised which included Robie Street in Halifax and
Ocean Breeze Village in Dartmouth.

A significant number of respondents referenced renoviction as a concern, as well as a lack
of rental regulations that effectively protect tenants. Respondents shared concerns about
lack of protections for tenants included fixed term leases, rent increases, rules preventing
renoviction, vulnerability of tenants to eviction and lack of maintenance of housing that is
affordable, mentioning poor state of repair.

In response to the question of concern about loss of affordable housing in specific
communities, many responses indicated that they were concerned about loss of affordable
housing in all areas of the municipality, some specifically noting that any approach should
apply to the entire municipality. Many responses mentioned neighbourhoods throughout
all areas of the municipality, with named communities mentioned listed in Table 1. Some
specific project areas were mentioned such as Ocean Breeze Village, and there is concern
for redevelopment that involves loss of existing affordable housing. Many commented on
the need for distributed support for affordable housing to include a rural consideration of
transit and services, supportive housing options and diverse rental housing options.

Some broader areas that were of concern to respondents included areas where housing is
well-located in proximity to services and neighbourhoods which have been historically
marginalized.
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Table 1: Named communities of concern for loss of affordable housing

Named communities

Bedford Halifax Peninsula Ocean Breeze
Clayton Park Herring Cove Robie Street
Dartmouth Larry Uteck Sackville
Downtown Dartmouth Musquodoboit Harbour Shannon Park
Downtown Halifax Musquodoboit Valley Spryfield
Eastern Passage North Dartmouth Timberlea
Fairview North End Halifax West End Halifax
Halifax

Community housing sector feedback

Survey results

Survey respondents ranged from organizations that have recently become involved in the
community housing sector in the municipality, to organizations that have been providing
housing in the municipality for upwards of 150 years; and from organizations who have no
units yet, to those with over 300 units of housing in the municipality.

Most organizations indicated that they focus on serving a specific community in the
municipality, whether it be a specific geographic area or common characteristics of the
people that they serve.

While 18 respondents completed the survey, most questions were optional and number of
responses per question varied, as indicated below in the response summaries.

Municipal housing programs

Figure 6 shows the number of survey respondents who indicated their organization had
interacted with or accessed various municipal housing programs.
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Figure 6: Municipal housing programs accessed by Community Housing Sector (N=16) (Q:
Select all municipal housing programs your organization has interacted with or accessed to
date)

# of responses

Tax Relief for Non-Profits |
Affordable Housing Grant Program || N
Surplus Land for Affordable Housing | RRREREB
Rapid Housing Initiative || EGTNGINGE
Waiving of Municipal Fees | R
Housing Accelerator Fund | NN

Secondary Suite Incentive Grant || N I
[

None

All respondents (N=17) indicated that they were interested in building and/or operating
affordable housing on municipal land. Considerations for establishing a program for
development of housing on municipal land is detailed in Table 2.

Table 2: Summary considerations for establishing processes for the development of
housing on municipal land

Q: What should the municipality consider in establishing processes for the development
of housing on municipal land?

Priorities of a e Defined targets for program results
program e Straightforward process for non-profits
e Considerlong-term leases, land trusts and sales; partnership
models

e Prioritize sizable parcels that permit density; and is located such
that affordable housing is integrated into neighbourhoods and
notisolated

Proactive process | ¢ Urgency for municipal land to be made available and frustration
with perceived inaction
e Consider municipal land as a whole rather than through one-off

agreements
Readiness for e Feasibility work completed by municipality
development e Rezoning by the municipality if appropriate
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e Funding support for construction on municipal land

e Accelerated process for permits

e Municipal collaboration with Province and CMHC for project
funding

Successes and challenges respondents have experienced with the municipality’s
affordable housing and planning programs are summarized in Table 3.

Table 3: Summary of successes and challenges with current municipal affordable housing
programs

Q: Please describe any successes or Q: Please describe any challenges you
positive experiences you have had in have experienced or noticed in working
working with the municipality’s affordable with the municipality’s affordable housing
housing and planning programs. and planning programs.
Successes Challenges
e Helpful and responsive staff e Slow processes
e Simplified AHGP process e Processes are not always clear and
e Successful applications accessible
e Valuable support for successful e Lack of coordination with other
projects government programs
e Lackof support for research and
education
e Frustration with complex and rigid
processes
e Allowable density insufficient on
surplus land sites
e Lack of proactive efforts (such asin
identifying and disposing of surplus
land to non-profit organizations)

The majority of respondents indicated that municipal affordable housing programs do not
always align well with programs administered by other levels of government (Figure 7).
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Figure 7: Alignment with other programs (N=17) (Q: In your experience, have the
municipality’s affordable housing programs aligned well with programs administered by
other levels of government?)

Alignment with other programs

Sometimes
9

Respondents suggested number of ways to improve alignment, as well as better support
non-profit housing providers through affordable housing programs:

Establish a dedicated contact

Provide more opportunities to meet with staff and share challenges

Coordinate with other governments

Match affordability requirements to other programs

Shift focus to more predictable supports like property tax relief and deed transfer
Accelerate processes

More application windows or rolling intake for AHGP

Provide operational funding

Build awareness and promote programs

Support for capacity-building

Municipal approach to housing

Survey respondents suggested several approaches they believe could be effective:

Focus on supporting non-profits

Development flexibility for non-profit organizations

Housing stability committee

Municipal plan to end chronic homelessness (e.g. Regional Municip of Waterloo)
Campgrounds for sheltering

Enabling mobile tiny homes

Community land trust model (provided BC Housing as an example)

Program for multi-unit residential acquisition (eg. City of Toronto program)

Affordable Housing Strategy — What We Heard Report
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Vision for the Strategy

Respondents were asked to provide feedback on a draft vision statement for the Strategy.

See a summary of responses in Table 4.

Table 4: Summary of feedback on draft vision statement

serve?

Q: The following is a draft vision statement for the Housing Strategy: "The municipality
works with partners so that residents have housing that is safe, sustainable, affordable
and supportive of their needs." Does this vision reflect the needs of the community you

Recommendations:

Suggested statements:

e Sense of belonging and supporting a
caring and inclusive community

e Reducing and removing barriers to
accessing housing

e Housingthatis not only supportive
but restorative, helping residents
rebuild purpose and connection while
being affordable and sustainable

e Access to a wide variety safe housing
options in all areas of the municipality

e “The municipality works with
partners to ensure residents have
safe, sustainable, affordable and
supportive places to live”

e “The municipality empowers
partners through policy,
investment and access to
opportunities to deliver safe,
sustainable and affordable
housing that supports inclusion
and community well-being”

Organizational questions

Figure 8 and Figure 9 show the types of housing that respondent organizations indicate that

they intend to focus on in coming years.
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Figure 8: Intended focus of housing types for organizations in coming years (N=17) (Q: What
kinds of housing does your organization intend to focus on in the coming years?)

Intended focus of housing types

# of responses

Non-market rental housing | IEREEE— S
Permanent supportive housing I
Emergency/short-term supportive [N
Market rental housing I
Non-market housing ownership I
.

Market housing ownership

Figure 9: Intended focus of housing typologies for organizations in coming years (N=16) (Q:
What housing typology does your organization intend to focus on in the coming years?
Select all that apply.)

Intended focus of housing typologies

0 2 4 6 8 10 12 14

Multi-unit buildings (5 units or more) _
Small scale housing (4 units or less) _
Shared housing; shared housing with supports ||| | | | | I
Other (Please specify) _

Figure 10 shows the method of growth that respondents indicated they were intending to
use in expanding their involvement in housing. Details provided through selecting ‘other’
included intending to grow their involvement through research and education to increase
capacity. For those that entered more details on partnering with other organizations,
respondents noted that their organization was open to partnerships but did not have any
formal partnerships established, and another noted that they intend to partner with other
non-profit or co-operative organizations.
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Figure 10: Intended growth approach (N=16) (Q: If your organization is planning to expand
its involvement in housing, how are you intending to do so?)

Intended growth approach

Construction of new housing

Partnering with other organizations

0 0 /7
Acquisition of existing housing I

L

7

Other

Organizations that submitted surveys indicated that they served several different priority

groups of the National Housing Strategy, with all priority groups being served by at least one
respondent organization. ldentified challenges of serving different priority groups that
experience unique housing challenges are listed below:

Need for dedicated staff liaisons
Funding for community engagement and building organizational capacity
Insufficient core operational funding
Systemic barriers to housing, land ownership and public participation
Lack of supportive housing options
Need for support in serving the most vulnerable
o Example: Non-profit organizations receive fines for repeated fire alarm
triggers, which are financially burdensome, but are serving a population with
very limited housing options where this is common
Funding and planning frameworks often lack flexibility for grassroots, non-profit
organizations
Lack of municipal supports that recognize and resource culturally specific,
community-led models
Absence of coordinated housing and accessibility programs at the municipal level
Lack of funding to support accessibility
Insufficient public transportation access
Immigration challenges
Misconceptions from community

The level of awareness of housing programs is high amongst members of the Community
Housing Sector (Figure 11).
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Figure 11: Awareness of housing programs (Q: How would you rate your level of awareness
of the housing programs administered by the Halifax Regional Municipality? & Q: How
would you rate your level of awareness of the housing programs administered by other
funders of affordable housing [such as the Canada Mortgage and Housing Corporation and
the Province of Nova Scotia]?)

Awareness of housing programs

80% median

60% median

40%

0% ——1 B - —

1 2 3 4 5
not aware somewhat aware very aware

A\

B HRM m Otherfunders
N=12 N=16

Figure 12 shows the perceived awareness of housing need of community housing sector
survey respondents, from ‘not aware’ (1) to ‘very aware’ (5).

Figure 12: Awareness of housing need (N=17) (Q: How would you rate your level of
awareness of the housing need in the Halifax region?)

Awareness of housing need

50% median
45%
L, 40%
O 35%
S 30%
< 25%
()
= 20%
\2 15%
o
10%
5%
oo N N
1 2 3 4 5
not aware somewhat aware very aware

Most respondents ‘agree’ (4) or ‘strongly agree’ (5) that the municipality should do more to
educate and built awareness about affordable housing, housing programs and housing
needs (Figure 13).
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Figure 13: Support for awareness-building (N=14) (Q: Should the municipality do more to
educate and build awareness about affordable housing, housing programs and housing
needs?)
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4 5
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When asked to provide more detail, responses included the following ideas for methods
that the municipality could employ to build awareness (Table 5).

Table 5: Ideas from written responses regarding building awareness about affordable
housing, housing programs and housing needs

Community outreach

Take action

Opportunities for people to learn and
get involved through events, talks,
partnerships

Educate residents on different forms
of housing and their purpose

Capture and disseminate information
from the housing needs assessment
Share local examples and include
people with lived experience; feature
non-profits

Set goals and develop data

Plan for how and when non-profits can
expect grants and land to be available
Funding for research, community
engagement and capacity building
Developing partnerships amongst
non-profits

Priorities

Respondents of the survey were asked to rate their level of priority for the following topics:
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Provide more support for those experiencing homelessness

Increase municipal funding support for affordable housing

Provide more municipal land for housing

Incentivize individual property owners to add additional units to their properties

Incentivize private sector developers to include affordable units in new

developments
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o Facilitate more funding for affordable housing from federal and provincial programs
to be invested in the Halifax region

e Reduce planning barriers, like zoning, to allow more housing to be built

e Enable new ways of building housing (such as modular or prefabricated housing,
mass timber construction and tiny homes)

e Identify and protect existing affordable housing

The distribution of responses for each question is shown in Figure 15. The percent of
responses indicating that they felt the action was a ‘priority’ (4) or ‘high priority’ (5) is shown
in Figure 14.

Figure 14: Priority level of potential municipal housing action

Priority level of potential strategy priorities
Identify & protect existing affordable housing (N=507)
Enable new ways of building housing (N=505)

Reduce planning barriers (N=446)

Facilitate more funding from federal and provincial
programs (N=518)
Incentivize private sector developers to include affordable
units (N=465)

Incentivize individual property owners (N=453)

Municipal land for housing (N=511)

Increase municipal funding support for affordable
housing (N=476)

More support for those experiencing homelessness

(N=519)
0% 20% 40% 60% 80% 100%
| ] m2 m3 m4 ®m5
not a priority neutral/don't know high priority
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Figure 15: Percent of priority and high priority responses (4; 5) by potential municipal
housing action

Priority and high priority responses
0% 20% 40% 60% 80% 100%  120%
Facilitate more funding from federal and provincial

programs (N=15)
Increase municipal funding support for affordable

. I 039
housing (N=15) 9%

I 100%

Municipal land for housing (N=16) I NG S5
Reduce planning barriers (N=14) [ NG 6%
Identify & protect existing affordable housing (N=15) | NI 30

Enable new ways of building housing (N=13) | I /-

More support for those experiencing homelessness

I /50
(N=16) 9%

Incentivize private sector developers to include

: I 50°
affordable units (N=16) 50%

Incentivize individual property owners to add additional

i I 50
units (N=12) 50%

Table 6 includes a summary of written responses from community housing sector
representatives to each potential municipal priority listed above. Providing more
information about why the respondent thought any of the potential actions should be a
priority was noted as optional and only requested when the respondent noted that the
given action was a priority (ranked 4 or 5).
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Table 6: Summary of written responses from Community Housing Sector survey regarding
potential municipal priorities

Topic Themes and Comments
Support for those e Rightto housing
experiencing e Incidence of homelessness
homelessness °

Homelessness is a symptom of systemic issues, and
contributes to other challenges

Importance of having all needs met in addition to housing
Support organizations that support people experiencing
homelessness

Municipal leadership in coordinating with non-profit
organizations

Solution requires immediate shelter as well as long-term,
permanently affordable housing

Municipal funding
support for
affordable housing

Increase availability of affordable housing

Right to housing

Housing first

Important to define affordability

Need for true affordability

Partner with non-profits that support marginalized populations
Avoid duplication of existing programs

Property and deed transfer tax

Funding for research, engagement and education

Gaps in funding for acquisition and construction of affordable
housing

Municipal land for
affordable housing

Land is a barrier to non-profit housing development; costis
prohibitive

Supports housing affordability

Lack of funding to purchase land

Municipal land is a public asset

Proactively assess municipal land

Incentivizing
individuals’ property
owners to add units
to their properties

Supports densification on lots which can accommodate
more units

Important opportunity in rural areas

Caution regarding short-term rentals
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Incentivizing private
developers to
include affordable
units in new
developments

Important to define affordability

Recognition of the importance of private sector in housing
market

New developments should include affordable units
Partnership with non-profit and community organizations
Effective way for affordability to be integrated into
neighbourhoods

Facilitating more
funding for
affordable housing
from federal and
provincial programs
to be invested in the
Halifax region

Support non-profit housing development

Significant and predictable tax relief

Speed up municipal approvals

Important role in coordinating investment across levels of
government

Funding targeting smaller Atlantic Canadian markets
Accelerate timelines, fill financing gaps, creating lasting
affordability

Supportin navigating processes

Funding for research, engagement and education
Support creation of deeply affordable housing
Funding for affordable housing is essential to its
sustainability

Reducing planning
barriers, like zoning,
to allow more
housing to be built

Supports non-profit developers

Allow for more development

As-of-right and simplified regulations contributes to more
units and deeper affordability

Balance removing barriers and maintaining good planning
Streamline approvals and remove unnecessary barriers while
ensuring flexibility for non-profits

Planning process should be responsive to community-led
development

Already happening

Enabling new ways
of building housing
(such as modular or
prefabricated
housing, mass
timber construction
and tiny homes)

Prioritize good planning

Quality is important as well as quantity
Cost-effective

Accelerate development timeline

Align with market

Allow for a variety of housing types
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Identifying and e Significant amount of affordable housing is naturally
protecting existing occurring

affordable housing e Risk of redevelopment

e Protecting and maintaining existing housing is imperative
e Track, protect and acquire at-risk properties

e Reduce taxes

e Pastsuccess and effectiveness, citing co-operatives

e Prevent growth of the unhoused population

Most respondents indicated that they were concerned about the
loss of affordable housing throughout the municipality as well as
in specific communities. A few survey respondents that indicated
they were concerned about a specific community noted some
communities of concern, including Ocean Breeze Village in
Dartmouth, North End Halifax, Spryfield and the impact on
affordability of Special Planning Areas in the municipality.

Feedback from virtual workshops — November 12, 2025

Table 7 is a summary of feedback provided through virtual engagement workshops on

November 12, 2025.

Table 7: Summary of virtual engagement session feedback

Theme Feedback

Establish clear definitions °

Important to establish clear definitions for
affordability and for non-market housing

Address challenges around defining affordability with
reference to market rents

Make land available to non- °
profit housing providers

Establish a faster and streamlined process for
providing surplus land to non-profits

Provide funding support along with land to recipients
of surplus municipal land

Prepare surplus land for development through
rezoning and initial feasibility work to increase
development readiness of sites (which is prioritized
by senior government funding programs)

Provide financial support e Importance of tax relief program for sustainability for
affordable housing

Align programs with other e Collaborate with other levels of government

levels of government e Provide consistency/alignment between programs

where possible, such as through affordability
requirements and documents required for application
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Improve predictability of municipal support, including
timing of applications

Reduce burden on non-profit
developers

Dedicated staff member to support non-profit
developers

Minimize administrative burden and barriers for non-
profits associated with municipal programs

Development flexibility and
support for non-profit
housing providers

Allow flexibility for non-profit developers, through a
specialized discretionary process or similar
prioritization that reduces project barriers for
affordable housing

Address rural planning
barriers

Permit more design flexibility or density in rural areas
to enable affordable housing projects

Support diverse types of
housing

Support mixed-use developments which include
housing but also space dedicated to support services
for residents and the community

Support sustainability of
non-profit housing

Financial support for maintenance of existing
affordable housing through repairs and renovations

Support acquisition of
existing affordable housing
by the non-profit sector

Waive or provide funding in the amount of the deed
transfer tax for acquisitions

Consider forgivable loans for acquisitions

Support acquisition of condo units within private
sector developments

Consider first-right-of-refusal for existing housing

Ensure good data

Complete more frequent and more in-depth housing
needs assessments, including an assessment of how
housing needs differ across the municipality

Better information on
communities

Understand equity/inequity of investmentin
communities throughout the municipality

Make information available

Collaborate and support service providers to improve
data on housing and homelessness and ensure itis
accessible

Work to improve data in rural areas of the
municipality

Provide information on available resources for
residents

Individual meetings and correspondence — community housing sector

Additional feedback was received through individual meetings and written submissions
with the community housing sector and housing-related service providers. Staff sought
involvement from a diverse range of organizations that served priority populations,
including:
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e survivors (especially women and their children fleeing domestic violence);
e seniors;

e Indigenous peoples;

e people with disabilities;

o people dealing with mental health and addiction issues;

e veterans;

e 2SLGBTQIA+;

e racialized groups;

e recentimmigrants (including refugees); and

e people experiencing homelessness

Many of the larger charities and non-profits engaged have growing portfolios of primary
mixed market buildings (inclusive of both affordable and market units), with workforce
housing without wraparound supports, and portfolio growth through new construction and
acquisitions supported by government and private capital investment. Other groups offer
more deeply affordable and ongoing supportive housing responding to the needs of client
groups. Supports may be permanently available on-site, or may be available to clients on
an on-call basis. Other groups engaged offer transitional housing options and/or supports
for clients to achieve and maintain permanent housing options. Transitional housing
providers often support their clients to achieve and maintain housing in the private market.

In some cases, housing providers may not construct housing themselves, but rather
purchase or lease on the market or from other providers. Developer and non-profit
partnerships are sometimes effective but limited by the fact that very few developers want
to participate and that such arrangements may limit the equity of the non-profits.

The “What We Did” section of this report provides a list of organizations engaged. The
sections below outline further feedback achieved through these meetings.

Complete communities and infrastructure

Being located near services, transit, and road safety infrastructure, is critical for most
affordable housing providers and their clients, for example when serving seniors, youth,
those with disabilities, and those in the workforce. Where groups work in more rural areas,
organizations also find themselves also filling service gaps and providing needed services,
including community infrastructure (such as green space, recreation, or childcare) and co-
locating shops, employment, services, or long-term care housing. Infrastructure, including
road safety infrastructure/sidewalks, transit, and water/wastewater, is often a significant
barrier for housing development. However because affordable housing is often located
where land or buildings are available or gifted, there is often a compromise and affordable
housing may be peripherally located. Investment and solutions in rural communities
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should be different from considerations in urban areas and there is a need to enable and
support a range of housing options in rural communities.

Capital funding programs often fund projects on a “per door” basis, which means that
projects that contain a significant amount of other uses may be penalized as this increases
the per door cost, even if it diversifies revenue streams and uses on a site.

Growth of African-Nova Scotian led housing sector

African Nova Scotian-led housing providers are quickly growing and face challenges in
securing operating funding during their period of growth, since they do not have stable
funding prior to having housing in place. Key goals of the sector are reflected in the African
Nova Scotian Housing Strategy, which is being implemented by the Nova Scotia Black
Community Housing Council. These goals include supporting community land trusts to
reflect the community, overcome historic inequity, and provide complete communities.
There is a role for HRM to work with communities and African Nova Scotian-led housing
providers to be solutions focused when navigating development processes, funding
programs and infrastructure delivery. African Nova Scotian groups, along with Indigenous-
led groups, are critically invested in development opportunities in the Cogswell District
towards an inclusive future new community. Organizations noted that multi-year
operational funding is very limited, which in term impacts their ability to scale housing
delivery significantly.

Customer service, coordination and priority setting

Providers advocate for having an internal champion within HRM, whereby land use,
engineering, Halifax Water, NS Power concerns are identified and resolved by staff who
understand the unique development and financial constraints that non-market housing
providers face. There may also be the need for more land use flexibility, because
sometimes land use rules that might make sense for typical development don’t reflect the
needs of affordable housing projects, including when they need to balance funding
program requirements and client needs. Overall there was a sense that municipal staff
should be more solutions-focused towards a goal of getting community housing projects
built.

Some organizations highlighted the importance of jurisdiction in HRM’s involvement with
housing. Strong services that fall within municipal jurisdiction (e.g. road safety, policing,
infrastructure) are critical to supporting residents of affordable housing. Additionally, some
also cited the need to establish priorities for the types of affordable housing HRM supports
(e.g. deeply affordable and supportive housing versus non-market housing more broadly).
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Coordination with other funders

Multiple organizations expressed a desire for HRM and other levels of government to
coordinate submission formats and requirements to reduce the administrative burden on
community housing organizations. An improvement would be a “one window” application
system whereby funders from all three levels of government are coordinated with set
program priorities to reduce the funding risk and administrative burden on applicants.

Aligning HRM funding requirements with those of other levels of government were also
identified as key to leveraging and responding to funding opportunities those governments
present.

Feedback on Affordable Housing Grants Program

The program has been effective in supporting projects at stages where other funding was
not available (e.g. acting as the 5% equity needed in a project to leverage senior
government funding; providing pre-development funding at a gap in the development
process before other funding programs can be accessed; covering unexpected
infrastructure costs encountered partway through a project; covering deed transfer tax
costs for an acquisition; assisting to fund repairs that improve building quality, safety and
energy efficiency).

Specifical feedback on the Affordable Housing Grant Program includes eliminating the
geographic restrictions on density bonus funds, providing consistent funding for Halifax
Water infrastructure costs, willingness to be the first government funder, allowing grants to
be used for operations and coordinating funding requirements and approvals with other
levels of government. Providers advocate for more support for acquisitions assistance
through the grant program, and also added flexibility that organizational operating costs
may be an eligible expense of grants. There continues to be concern about uncertainty
around funding levels and the competitive process and so the program is seen as
unpredictable. It is critical to ensure that communication between staff and applicants is
transparent, with clear prioritization objectives stated, and that the program is alighed with
other funding programs.

Feedback on Permit Fee Waiver Program

The program is broadly working well and the municipality should continue to administer it.
The municipality should continue to explore options for waiving more fees, such as Halifax
Water Fees (waiving these fees is not permitted in legislation, but is an eligible grant
program expense). Similarly, providers advocate for a waiver of deed transfer tax (however
this waiver is not permitted in legislation, but is an eligible grant program expense).
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Feedback on Property Tax Relief Program for non-profit affordable housing providers

Property taxes, where fully charged to landlords, may comprise up to 30% of rents charged
in rental housing. The access to up to 50% tax relief for non-profit affordable housing
providers represents an ongoing ability to charge lower rents. This program is cited by many
non-profit providers as the most critical tool and stable HRM can provide to enable growth
of non-profit housing. This is because it represents a reduced ongoing cost and improves
debt coverage ratios when financing a project’s development or acquisition, and allowing
for achieving the long-term commitments to affordability required in funding agreements.
When accessing financing, access to tax relief represents a clear advantage for non-profits
when constructing or acquiring projects in competition with private sector housing
operators.

However the tax relief program is not something that non-profits can necessarily “take to
the bank” because the program is contingent on HRM’s renewal of the program year to year
and so non-profits need to be able to show that they can raise funds to pay taxes fully in the
case that the program is reduced or rescinded. Some advocate for increasing the amount
of tax relief provided beyond the current amounts. Some comment on the administrative
burden of submitting annual confirmation forms to HRM for the tax relief program. Some
comment that tiers of tax relief up to 100% relief show a preference towards supportive
housing, deeply affordable, transitional and shelter uses. This was questioned by some
who saw the entirety of non-profit housing as equally important to support. There is also
consideration of priorities of various schedules and how affordable housing is prioritized
versus community and recreational groups that provide other services.

Suggestions for improving the program include a multi-year commitment of a tax relief (e.g.
10 years) such that development pro formas can reliably take the funding commitment into
consideration for at least this period of time. There is also acknowledgement that the
growth of the non-profit affordable rental housing sector is leading to a significant growth in
the cost of this program overall, and that it would be reasonable to evaluate the fiscal
sustainability of the program along with its objectives for both the municipality and
affordable housing providers, including the outcomes supported by the program (which are
not always reported and apparent).

Surplus Lands

Community housing organizations also expressed support for the Surplus Land for
Affordable Housing Pilot Program, making it permanent and enabling a more steady stream
of developable parcels. Site location, size, zoning and access to infrastructure remain
critical needs for sites in the surplus lands program.
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Some organizations desire to own and operate housing, but for others housingis only a
small portion of their mandate and access to affordable rental units is all that is needed.
For organizations that mainly provide other services but are seeking affordable rentals for
their clients, finding units affordable units is becoming increasingly difficult. This is
especially true for larger families, households on a single income and households with
accessibility needs. If not constructing the housing themselves, organizations preferred
being brought into a project at the pre-development phase, rather than at the point of
delivery, to avoid capacity constraints and misalignment. Developer-non-profit
partnerships were seen as effective but limited by the fact that very few developers want to
participate

Property taxes, zoning barriers and deed transfer tax were all noted as barriers to
development. Some organizations indicated that municipal staff should be less focused on
the parameters of specific programs and be more solutions-oriented to help affordable
housing get built. This could include flexibility in planning documents to recognize the
unique services some community housing organizations provide. There was interestin
having a “concierge service” or single point of contact within HRM to assist affordable
housing projects efficiently through planning, development and grant processes.

Some organizations highlighted the importance of jurisdiction in HRM’s involvement with
housing. Strong services that fall within municipal jurisdiction (e.g. road safety, policing,
infrastructure) are critical to supporting residents of affordable housing. Additionally, some
also cited the need to establish priorities for the types of affordable housing HRM supports
(e.g. supported/supportive housing versus not), considering HRM’s mandate and limited
ability to directly support housing development. The relationship between community
housing sector organizations and HRM was recognized as generally strong, but sometimes
hindered by a lack of political decisions, public leadership and sustained commitments.

Many organizations noted that long-term, operational funding is very limited, which in term
impacts their ability to scale housing delivery significantly. Predictable, multi-year funding
and support for pre-development work was also noted as critical and preferable to one-off
and short-term funding cycles. Existing funding programs were not considered reliable
enough to plan long-term growth.

Community housing organizations also expressed support for the Surplus Land for
Affordable Housing Pilot Program, ideally making it permanent and also offering
opportunities for colocation of affordable housing and municipal services. Organizations
noted that because the sector has difficulty competing with private developers for land,
surplus public land should be prioritized for the community housing sector.
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Key Partner Feedback

Engagement meetings on the municipal role in affordable housing were held with Housing
and Homelessness Partnership member organizations, other government housing funders,
and lenders. This engagement reinforced many of the themes from engagement with the
community housing sector and residents.

Existing programs and alignment

Other government funders noted that programs implemented since 2020 (Grants, Tax
Relief, Permit Fee Waivers) represented a significant municipal involvement in supporting
affordable housing and provided examples of projects that may not have been realized
without the facilitation and support of HRM. Funders encouraged the continuation of these
programs.

There was support expressed for continuing the existing municipal prioritization of viable
non-profit affordable housing projects, both for non-market/mixed market housing that are
viable without ongoing subsidy, as well as deeply affordable and supportive housing.

Clarity around land use, approvals and municipal funding priorities enable senior
governments to invest with more confidence and alignment.

Affordable housing investment is seen as part of the economic and population-related
goals to support workforce participation, community stability, health and wellbeing and
efficient use of infrastructure. There is a need for well-aligned federal, provincial, municipal
programs with clear goals for specific outcomes (e.g. supportive housing, deeply
affordable, workforce housing, acquisitions, energy retrofit programs, etc). Program
effectiveness is compromised when they are fragmented and rely on non-profit proponents
to layer them to make projects viable.

Acquisition

A noteworthy piece of success in HRM has been support programs for acquisition of
existing affordable housing by the community housing sector. Sector support providers
noted that the protection of existing affordable housing through acquisition delivers a
strong impact for a lower cost per door.

Pre-development

Other funders recognize the need for support for pre-development of affordable housing to
improve the viability of projects at an early stage.
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Surplus Lands

Other government funders also encouraged the continued supply of surplus municipal
land for affordable housing.

Land Use Barriers

Other government funders noted it is critical to continue to reduce planning barriers for all
housing and allow for faster approvals.

Non-profit sector capacity building and funding

The community housing sector has a range of capacity levels and there is a need to further
investment in non-profit governance, asset management, and development expertise.
Participants also noted that mixed-market developments are critical for long-term
affordability.

To compete with private sector developers and buyers, non-profits need more than just
government funding. They also need improved access to capital funding investment. This
may be through alternative structures (for example through community housing investment
funds, community land trusts, limited profit companies, social purpose REITs, revolving
loan funds.) These can be associated with affordable housing becoming a lower-risk
investment class than traditional real estate, which is more volatile.

Feedback on Property Tax Relief Program for non-profit affordable housing providers

Lenders and other government funders reinforced the feedback from the community
housing sector that the tax relief program is critical tool to enable growth and stability in
non-profit led housing. Senior government funders and private sector lenders analyze
development pro forma and debt coverage ratios when financing a project’s development
or acquisition. Typically the tax relief program is assumed to be a stable contribution to
reduce ongoing project costs, but there is also consideration of contingency options for
what would happen to a project’s mortgage should the proponent become responsible for
the full tax burden. When accessing financing, access to tax relief represents a clear
advantage for non-profits when constructing or acquiring projects in competition with
private sector housing operators. Senior government funders and lenders should continue
to be engaged if there are proposals to change administrative processes the tax relief
program.

Affordable Housing Strategy — What We Heard Report 37



Appendix A - Survey questions

Both Resident and Community Housing Sector surveys included the following questions on
Awareness, Priorities, and Existing affordable rental housing. Community Housing Sector
surveys also included questions on Organizational information and Experience with
municipal programs.

Awareness

e How would you rate your level of awareness of the housing programs administered by the Halifax
Regional Municipality?

o How would you rate your level of awareness of the housing programs administered by other
funders of affordable housing (such as the Canada Mortgage and Housing Corporation and the
Province of Nova Scotia)?

o How would you rate your level of awareness of the housing need in the Halifax region?

e Should the municipality do more to educate and build awareness about affordable housing,
housing programs and housing needs? (Optional: Please provide additional detail on how you
think the Housing Strategy could help to build awareness around housing.)

Priorities

Rate the following based on how you think each should be prioritized by the municipality (each with
an option to tell us more about why you think this should be a priority)

e Provide more support for those experiencing homelessness

e Increase municipal funding support for affordable housing

e Provide more municipal land for housing

e Incentivize individual property owners to add additional units to their properties

e |ncentivize private sector developers to include affordable units in new developments

e Facilitate more funding for affordable housing from federal and provincial programs to be
invested in the Halifax region

e Reduce planning barriers, like zoning, to allow more housing to be built

e Enable new ways of building housing (such as modular or prefabricated housing, mass timber
construction and tiny homes)

e I|dentify and protect existing affordable housing

Existing affordable rental housing

e | am concerned about the loss of existing affordable rental housing across the municipality.
(Optional: Provide additional detail on your concerns.)

e | am concerned about the loss of existing affordable rental housing in a specific community.
(Optional: Provide additional detail on what community/communities you are concerned about.)

Organizational information (Community Housing Sector Survey only)
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e What organization are you affiliated with?

o How long has your organization been involved in housing in HRM?

o Does your organization focus on serving any specific areas of the municipality? (Please list any
specific areas of the municipality that your organization serves.)

o Approximately how many units of housing does your organization own and/or operate in the
municipality?

e Select all municipal housing programs your organization has interacted with or accessed to date.

e What kinds of housing does your organization intend to focus on in the coming years?

e What housing typology does your organization intend to focus on in the coming years?

e [f your organization is planning to expand its involvement in housing, how are you intending to do
s0? (Option to provide more detail.)

Experience with municipal programs (Community Housing Sector Survey only)

e Would you be interested in building and/or operating affordable housing on municipal land?
(Optional: What should the municipality consider in establishing processes for the development
of housing on municipal land?)

o Please describe any successes or positive experiences you have had in working with the
municipality’s affordable housing and planning programs.

o Please describe any challenges you have experienced or noticed in working with the
municipality’s affordable housing and planning programs.

e Inyour experience, have the municipality’s affordable housing programs aligned well with
programs administered by other levels of government? (Optional: What could help to improve
alignment?)

o Are there ways that the municipality could better support non-profit housing providers through
affordable housing programs?

e Does your organization have experience serving populations identified as Priority Groups of the
National Housing Strategy? (Optional: Please describe any challenges you have encountered in
serving any of these groups, and how the municipality could help to resolve those challenges.)

e Are there any programs or approaches you are aware of in other municipalities that you think
could be effective in the municipality?

e The following is a draft vision statement for the Housing Strategy: "The municipality works with
partners so that residents have housing that is safe, sustainable, affordable and supportive of
their needs." Does this vision reflect the needs of the community you serve?
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Overview

Affordable Housing Strategy for the Halifax Regional Municipality
(Anticipated summer 2026)

Halifax Regional Municipality (HRM) has a supportive role in the delivery of non-market affordable
housing, which is primarily funded with incentives from senior levels of government. The
Affordable Housing Strategy project for HRM clarifies the municipality’s role in affordable housing
with a framework to evaluate current programs and guide future efforts to facilitate and enable
non-market affordable housing in HRM communities.

The Affordable Housing Strategy will build on the municipality’s past work and current programs
undertaken as part of the 2018 Affordable Housing Work Plan and the 2023 Housing Accelerator
Action Plan. It also responds to the Updated Strategy to Address Homelessness, 2026-2028, the
2026-2030 Strategic Plan, and the Regional Plan (changes approved in December 2025).

Actions coming out of the forthcoming Affordable Housing Strategy (and the associated work plan)
will represent a framework of priorities, with associated objectives, timelines and financial
implications. Specific actions will be informed through further engagement and public participation
as appropriate, including with consideration through the budget and business planning process.
This work will include periodic reviews, data gathering to inform decisions and a framework for
alignment and partnerships that adapt to changing needs and opportunities.

Emerging Directions Report: Interim Deliverable March 2026

The Emerging Directions report is an interim deliverable for the Affordable Housing Strategy,
alongside the What We Heard Report. The Emerging Directions report contains a draft vision,
principles, statement of municipal role and priorities, and action areas.
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http://www.halifax.ca/sites/default/files/documents/city-hall/regional-council/180731rc1423.pdf
https://cdn.halifax.ca/sites/default/files/documents/about-the-city/regional-community-planning/info-21.1-housing-accelerator-fund-annual-update-2025.pdf
https://cdn.halifax.ca/sites/default/files/documents/about-the-city/regional-community-planning/info-21.1-housing-accelerator-fund-annual-update-2025.pdf
https://pub-halifax.escribemeetings.com/filestream.ashx?DocumentId=3529
https://www.halifax.ca/city-hall/strategic-plan
https://pub-halifax.escribemeetings.com/Meeting.aspx?Id=65b14c3c-a2b6-40fc-8916-b8101975293b&lang=English

Emerging Directions
Overview

DRAFT VISION

“The municipality works with partners so that residents have
affordable and suitable housing options.”

Draft Principles Action Areas

Complete Communities Data & Awareness

Long-term thinking Enabling Diverse Housing
Access to Opportunities Refining Existing Programs

M
ﬁ Responsiveness Exploring New Initiatives

Data-driven Implementation & Updates
Municipal Role
. ' ¢ = ¢
Ei/ Coordination Land-Use & Infrastructure ?g Prioritization

Draft Vision

The vision statement is the overall guidance for the Affordable Housing Strategy, recognizing that
housing is supported across jurisdictions and focused on diverse needs of residents. The
Affordable Housing Strategy’s draft vision statement is: The municipality works with partners
so that residents have affordable and suitable housing options.

Draft Principles
The Affordable Housing Strategy’s draft principles represent broader values. Draft principles are:

1. Complete communities — Support a range of housing options, including new and existing
housing, responding to a population with diverse housing needs.

2. Long-term thinking — Focus on projects and programs that sustain long-term or perpetual
affordability, manage risk, promote financial viability and enhance municipal fiscal
sustainability.

3. Access to opportunities — Facilitate programs with a focus on populations and
communities that are underserved, in core housing need and/or experiencing

homelessness.
4. Responsiveness — Adapt to change, respond to opportunities and work with partners to

address shared priorities.
5. Data-driven — Support data production and knowledge dissemination.
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Draft Statement of municipal role and priorities in the Affordable Housing Strategy

The following statement outlines a strategic role that HRM can take that is within its legislative
mandate and current organizational structure to implement the vision and principles, informing
the action areas within the Affordable Housing Strategy. The role focuses on supporting non-
market affordable housing and is consistent with previous Regional Council direction and supports
goals in the Municipal Strategic Plan. See the accompanying Staff Report and What We Heard
Report for further discussion on HRM’s legislative role, existing programs and engagement
themes.

Municipal Role and Priorities in Affordable Housing

HRM works to improve predictability for non-market affordable housing development and supports
projects and efforts that meet the needs of communities. Municipal actions enable and attract
substantial effort and investment from non-profits, provincial and federal governments, funders
and builders.

This role is achieved through the following municipal focus areas:

e Coordination: HRM facilitates opportunities that make it easier to acquire, build and
maintain affordable housing. This work happens with an understanding of local needs,
data and organizations. As situations change, work in affordable housing will be updated
to reflect the changing realities while maintaining core principles and priorities. HRM’s
work to facilitate housing is aligned with our work with partners to support those
experiencing homelessness to become and stay housed.

e Land use and infrastructure: Through work programs to review and adopt land use
planning policy and regulations, growth and change is guided by the goal to foster
complete and equitable communities with a range of housing options and supporting
services.

e Prioritization: Through financial and planning tools, the municipality supports delivery of
non-market affordable housing. Municipal programs help improve affordability for tenants,
leverage investment, reduce project risk and support communities. Prioritization criteria
include supporting projects and organizations that:

o Have access to funding support by other levels of government;

o Have strong viability and capacity to complete projects and operate housing;

o Have strong affordability standards, including priority for deep and long-lasting
affordability;

o Serve needs that are specific to a community or group;
Serve populations experiencing homelessness with Housing First Principles; and
Perform highly in environmental sustainability, accessibility and social equity.
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Draft Action Areas

Actions in the forthcoming Affordable Housing Strategy will be specific directions that reflect the
municipal role, vision and principles. Actions are based on feedback and analysis, and will inform
business planning and program development. There are five Action Areas identified:

Data and awareness Regularly update the Housing Needs Assessment (HNA), including in 2027
using 2026 census data. Align this work with federal/provincial requirements and initiatives.
Assess housing needs specific to federally identified priority groups, and consider additional data
needs, including for example tools to identify existing affordable housing that is vulnerable.
Consider the analysis in updates to planning documents and coordination with provincial and
federal governments.

e Continue to raise awareness in affordable housing (e.g. terminology, development data,
development process, municipal programs, housing needs, and supported projects).

Enabling diverse housing options in complete communities

¢ When reviewing land use by-laws, consider opportunities to permit a range of housing
types and remove barriers to modern construction methods (such as factory-built housing
and mass timber), cluster housing, gentle density/missing middle and adaptive reuse.

o When updating planning documents, reduce land use barriers to non-market housing
development, including through discretionary processes. When considering discretionary
applications that include non-market units, consider the principles and priorities of the
Affordable Housing Strategy. Undertake further analysis and continue to engage with
private sector and non-profit developers, and funding partners, on reducing land use
barriers to non-market housing.

e Continue to administer Bonus Zoning to fund public benefits, with majority of funds
supporting affordable housing. Expand the program through the Suburban Plan and
analyze options for improving program outcomes during major plan updates.

e Continue to consider the feasibility of Inclusionary Zoning as a future tool for supporting
affordable housing in combination with Bonus Zoning when preparing future amendments
to planning documents. When undertaking a comprehensive planning exercise in
designated growth areas, consider additional options for on-site affordable housing in lieu
of Bonus Zoning, guided by principles and priorities of the Affordable Housing Strategy.

Refining existing programs and improving customer service

e Prioritize delivery of deeply affordable and supportive housing, recognizing the causes of
homelessness and supporting the Updated Framework to Address Homelessness (2026-
28). The person-centred approach of this work supports people and households that are
homeless or precariously housed to become and stay housed, and includes shared
provincial commitment to assist individuals and fund project delivery.

e Improve customer service, program referral and process efficiency in Planning and
Development for non-market housing providers.
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Continue to administer incentives for non-profit-led housing through existing streams of
Affordable Housing Grants, Permit Fee Waiver and Tax Relief programs. Monitor program
effectiveness, provide updates as needed and reduce barriers to access.

Review the Affordable Housing Tax Relief program, considering processes, fiscal
sustainability and impact with options to increase support and predictability for non-profits.
Provide assistance, coordinated access and centralized reporting for affordable housing
financial incentives in alignment with municipal grant practices.

Continue to administer and enforce the rental registry (By-Law R-400).

Exploring new initiatives and partnerships:

Launch a permanent Surplus Lands for Affordable Housing, following the 2025-26 pilot
program, and reflecting the principles and priorities of the Affordable Housing Strategy.
Continue to support the Cogswell District Land Use Policies planning process, as directed
by Regional Council.

Work with partners on support for non-profit acquisition of existing housing, with objectives
to protect vulnerable existing affordable housing and respond to housing needs.

Work with partners to improve effectiveness of programs relating to capacity building,
financial delivery of housing, and pre-development support for affordable housing.

Work with partners and community in support of actions identified in the 2025 African Nova
Scotian Housing Strategy.

Explore co-location of non-market housing on the site of municipal facilities, reflecting
complete community goals, best practices and funding sources.

Implementing and Updating the Strategy

Continue membership and support for the Housing and Homelessness Partnership.
Continue to work with other orders of government to administer programs, support
affordable housing on public land, and address housing need and infrastructure.

Support community and government initiatives for deeply affordable and supportive
housing options, shelters, transitional housing, Licensed Homes for Special Care, and
long-term care.

Continue to study options for municipal housing organizational structures that effectively
respond to emerging issues in development of affordable housing.

Continue to monitor previous legislative requests related to affordable housing and
propose provincial requests to reflect feedback or improve affordable housing outcomes.
Provide updates every two years to Regional Council on Affordable Housing Strategy
outcomes.
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Housing Wheel Framework and Glossary of Key Terms

The Housing Wheel (below) serves as the conceptual framework for municipal efforts to support
the supply a range of housing options. (The Affordable Housing Strategy is moving away from the
housing continuum as a concept used to describe the range of housing options available. The
continuum describes a range of linear options, including homelessness, shelters and transitional
housing, community housing, affordable rental, market rental, and homeownership.)

The housing wheel reflects that people and households can move across categories of the
Housing Wheel throughout their lives as circumstances change, including into the need for
supportive housing.

The Housing Wheel reflects the Framework to Address Homelessness, which has an assertive
housing focus to transition people out of being homeless or precariously housed into permanent
housing. The Regional Planning Framework (including Community Planning and African Nova
Scotian Community Action programs) enables the needed supply of all types of housing and
options in communities to accommodate growth and change. This work is done with the principle
of complete communities that include a range of housing types, including affordable options, with
services and community infrastructure.

The Affordable Housing Strategy is primarily focused on supporting organizations and projects
that supply non-market housing, including deeply affordable and supportive housing. These terms
are discussed in more detail below.

RDABLE
R Ho,

and deeply Non-market
affordable housing
housing

C:
Supportive Ya
o
@
£

Market
housing

The table below describes each category of the Housing Wheel.
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https://www.cmhc-schl.gc.ca/professionals/industry-innovation-and-leadership/industry-expertise/affordable-housing/about-affordable-housing/affordable-housing-in-canada

Emergency and Transitional Options

(- Provides temporary shelter while people find \
permanent housing
*  Framework to Address Homelessness guided
by assertive housing outreach with objective is
to achieve and maintain housing, and to
achieve Functional Zero homelessness, where
instances are rare, brief, and non-recurring

. J

What'’s included?

+ Emergency shelters
+ Transitional housing

What's included?

*  Permanent deeply
affordable/supportive housing
*  Public housing

Licensed Homes for Special
Care

* Residential care facilities

* Households receiving rent
supplements

4 )

» Permanent options for low-income residents or
those needing supports

+ Deeply affordable rents are geared to tenant
income at income assistance levels

*  Provincial rent supplements provided to low-
income households make rents affordable

\_ J

[- Affordable units with housing costs kept below\
average market rent

* Developments typically receive government
financial incentives (upfront or ongoing)

» Delivered by non-profit organizations with
mandate to provide affordable housing, or
private sector developers accessing funding

» Buildings may be a mix of non-market and

\ market units )

Market Housing

[ » Approximately 96 to 97 percent of housing \
* May be owner-occupied or rented
» Prices determined by market conditions and
provincial tenancy regulations
*  “Naturally occurring affordable housing,”
including older stock, often considered the
largest segment of affordable housing,
however it is the most vulnerable to disrepair
K and displacement.

What'’s included?

*  Non-profit led affordable rent
housing

»  Co-operative housing and
community land trusts

* Mixed market developments

*  Units from affordable
homeownership programs

What'’s included?

*  Purpose-built rental
» Secondary rental

» Private ownership

» Shared housing
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Key Housing Terms

Accessibility: As it relates to housing, accessibility means the way housing is designed, built,
or modified that supports independent living for persons with diverse abilities (Source: CMHC).

Affordable housing: Housing that meets the needs of a variety of households in the low to
moderate income range (Source: HRM Charter).

Average market rent (AMR): Average market rents in a particular geographic area, as
determined through CMHC’s Rental Market Survey.

Community land trust: A non-profit organization that acquires and holds land to be used for
the benefit of community. The assets on that land can include housing, amenities, open spaces
and other uses (Source: United Way Halifax).

Complete communities: Neighbourhoods that provide a diverse mix of places for residents to
live, work, shop, learn and play. A planning approach that promotes complete communities
provides a variety of amenities and housing options, connected by efficient transportation
modes and networks.

Co-operative housing: A type of housing that is controlled and collectively owned by residents,
who are members of the co-operative. A co-operative is a legal association, and there is no
outside landlord. Co-operatives provide at-cost housing for members (Source: Cooperative
Housing Federation of Canada)

Core housing need: A concept used by the CMHC and other organizations to define and

measure housing need based on a set of standards. A household is in core housing need if it
meets two criteria:

e the household is below one or more of the following standards: adequacy, suitability and
affordability; and

e the household would have to spend 30% or more of its before-tax household income to
access local housing that meets all three standards.

Core housing need housing standards are:

e Adequate housing: "Housing is considered adequate when it isn’t in need of major
repairs. Major repairs include defective plumbing or electrical wiring, or structural
repairs to walls, floors, or ceilings."

e Suitable housing: "Housing is considered suitable when there are enough bedrooms for
the size and make-up of resident households."

« Affordable housing: "Housing is considered to be affordable when housing costs less
than 30% of before-tax household income."

(Source: CMHC)
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https://www.cmhc-schl.gc.ca/nhs/guidepage-strategy/glossary
https://nslegislature.ca/sites/default/files/legc/statutes/halifax%20regional%20municipality%20charter.pdf
https://www.cmhc-schl.gc.ca/professionals/housing-markets-data-and-research/market-reports
https://www.unitedwayhalifax.ca/how-we-help/regional-affordable-housing-division/halifax-affordable-housing-community-land-trust/
https://www.cmhc-schl.gc.ca/professionals/housing-markets-data-and-research/housing-research/core-housing-need/identifying-core-housing-need
https://www.cmhc-schl.gc.ca/professionals/housing-markets-data-and-research/housing-research/core-housing-need/identifying-core-housing-need

Financial viability: The ability for the building owner or manager to generate sufficient income
(from rent, fees, etc.) to meet operating costs, pay off debts and save for future needs to keep
the building in good condition (Source: CMHC).

Homelessness: The situation of an individual or family who does not have a permanent
address or residence, and does not have the immediate prospect, means, and ability of
acquiring it (Source: Housing, Infrastructure and Communities Canada). Homeless episodes
can include time spent in emergency shelters, unsheltered locations, staying temporarily with
others or in short-term rentals with no security of tenure.

Housing first principles: An approach to addressing homelessness that prioritizes the rapid
housing of people experiencing homelessness with no requirements (i.e., proof of employment,
sobriety, etc.), offering client’s choice in housing, integrating housing into the larger community
and the development of client-centered housing (Source: Government of Canada).

Housing Wheel: The Housing Wheel is a way to understand the housing system. The Housing
Wheel recognizes that people can move across categories of the Wheel throughout their lives
as circumstances change, and that home ownership is not the end goal for all residents. The
Housing Wheel is made up of the following housing types:

o Emergency and Transitional Options: Emergency and transitional options provide
temporary accommodation and support for individuals and families experiencing
homelessness or housing instability while they work toward securing permanent
housing. Emergency/short-term supportive housing may or may not include other
services such as food, clothing or counselling (Source: CMHC), and are operated by
non-profits or government. These options may include emergency shelters, specialized
shelters (e.g. for survivors of domestic violence), and transitional housing programs that
offer short-term housing and support services.

o Deeply Affordable and Supportive Housing: Deeply affordable and supportive
housing are permanent options for low-income residents, often with integrated services
that support independent living and housing stability. Service providers offer a variety of
supports, depending on the model and the needs of residents, including navigating
housing (like tools and skills to enter a lease, trustee services and financial help),
support services (like life skills, parenting support, employment and food security) and
health and wellness (like healthcare services, mental health and addictions care and
disability support). Deeply affordable housing has rents geared to income level however
in supportive housing pay rent, usually capped at 30% of a tenant’s income, which could
include job earnings, employment insurance, income assistance or disability support
(Source: Nova Scotia — Action on Homelessness ). Examples of this include public
housing, and residential care facilities.

e« Non-Market Housing: Non-market housing includes housing that is provided or
supported by governments or non-profit organizations where housing costs are below
market levels. Examples include non-profit rental housing, housing co-operatives, and
mixed-income developments with affordable units.

o Market Housing: Market housing refers to privately owned and operated housing rents
or purchase prices are determined by market conditions. This includes both rental and
ownership housing such as purpose-built rental apartments, condominiums, and owner-
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https://www.cmhc-schl.gc.ca/nhs/guidepage-strategy/glossary
https://housing-infrastructure.canada.ca/homelessness-sans-abri/directives-eng.html
https://housing-infrastructure.canada.ca/homelessness-sans-abri/resources-ressources/housing-first-logement-abord-eng.html
https://www.cmhc-schl.gc.ca/nhs/guidepage-strategy/glossary#:%7E:text=Emergency%20Housing%20is%20defined%20as,experience%20policies%2C%20programs%20and%20initiatives.
https://novascotia.ca/action-on-homelessness/#:%7E:text=Supportive%20provides%20safe,as%20they%20need.

occupied homes. It may include a range of affordability levels, including naturally
occurring affordable housing.

Incentive or bonus zoning: Also known as “density bonusing’, a planning tool which allows a
municipality to require developments to provide public benefits in exchange for greater
development abilities (Source: Halifax Regional Municipality). For example, a municipality can
allow a developer to build additional stories than permitted in the zoning by-law in exchange for
providing affordable housing or cash-in-lieu of developing the housing.

Inclusionary zoning: A planning tool that allows affordable units to be required within new
developments.

Median market rent (MMR): Median market rents in a particular geographic area, as
determined through CMHC’s Rental Market Survey.

Missing middle housing: Housing intended to fill the gap between single-unit dwellings and
high-density multi-unit apartments. Includes multi-unit housing types such as garden suites,
secondary suites, duplexes, triplexes, fourplexes, row houses, courtyard housing and low-rise
apartments which are four storeys or less (Source: CMHC and Halifax Regional Municipality).

Municipal development corporation: A corporation founded by a municipality to undertake
development projects on government owned lands to meet local objectives and

needs (Source: University of Manitoba). They differ from local government bodies as they are
governed by executive broads and have an independent corporate status.

Off-site construction / modern construction methods: Off-site construction, often
synonymous with terms like modular or prefabricated construction, involves manufacturing and
assembling building components away from the actual construction site. This method offers
numerous advantages, including reduced build times, enhanced quality control and cost savings
(Source: Off-site Construction Research Centre).

Priority groups (CMHC National Housing Strategy): Includes certain groups of Canadians
that experience barriers to housing. Priority groups are identified by CMHC to help shape
housing policy and programs to better support them. Priority groups include:

survivors (especially women and their children fleeing domestic violence);
seniors;

Indigenous peoples;

people with disabilities;

people dealing with mental health and addiction issues;

veterans;

2SLGBTQIA+;

racialized groups;

recent immigrants (including refugees); and

people experiencing homelessness (Source: CMHC National Housing Strategy).

Public housing: Government-owned housing intended to provide safe, affordable rental
options to eligible low-income Nova Scotians, including families and seniors. Public housing is
sometimes referred to as social housing in other jurisdictions.
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https://cdn.halifax.ca/sites/default/files/documents/city-hall/boards-committees-commissions/REGIONAL_CENTRE_PACKAGE_B_SMPS_1.pdf
https://www.cmhc-schl.gc.ca/professionals/housing-markets-data-and-research/market-reports
https://assets.cmhc-schl.gc.ca/sites/cmhc/professional/project-funding-and-mortgage-financing/funding-programs/all-funding-programs/housing-accelerator-fund/haf-faq-en.pdf
https://cdn.halifax.ca/sites/default/files/documents/about-the-city/regional-community-planning/haf-fact-sheet.pdf
https://mspace.lib.umanitoba.ca/server/api/core/bitstreams/a039eee3-e9b0-4391-9e07-62d503630946/content
https://www.unb.ca/ocrc/
https://www.cmhc-schl.gc.ca/nhs
https://www.cmhc-schl.gc.ca/nhs

Purpose-built rental (primary rental market): Housing that is constructed specifically for the
purpose of being rented long-term, as opposed to being sold for individual ownership. Purpose-
built units make up what is known as the primary rental market, with all other rentals grouped
together in the secondary rental market. (Source: CMHC).

Rent-geared-to-income (RGI): RGI is a method used to determine rents. Tenants pay rent
based on their household income and composition where rents are typically capped at 30% of
the gross household income (Source: Nova Scotia Provincial Housing Authority).

Rent supplement / Targeted Housing Benefit: A government supplement that helps renters
with the cost of rent. While not a form of housing, the Canada-Nova Scotia Targeted Housing
Benefit provides assistance to low-income renters and owners such that a unit may become
deeply affordable. The portable rent supplement provides renters with a monthly supplement to
help pay their rent. Eligibility is based on household income and average market rents, with
eligibility limited to those who are renters and not living in public housing or housing subsidized
by government. Under this program, homeowners can apply for financial assistance if they pay
more than 50% of their gross pre-tax household income on housing costs.

(Source: Government of Nova Scotia).

Secondary rental market: Describes all renter-occupied housing units that do not fall under the
purpose-built rental umbrella (see purpose-built rental definition). This includes units owned by
an individual or organization that rents them out, such as condominiums or homes owned by
individuals. (Source: CMHC).

Shelter cost: Shelter costs refer to the average monthly total of all shelter expenses paid by
households. For homeowners, shelter costs can include mortgage payments, property taxes
and condominium fees, costs of electricity, heat, and water. For renters, shelter costs can
include rent and costs of electricity, heat, and water. (Source: Statistics Canada).

Supportive housing: Supportive housing is a type of housing that provides services to support
those who live there. Often referred to as ‘wraparound supports’, supports can include health
care, counselling, provision of meals and life skills provided on-site or nearby. Supportive
housing aims to increase resident’s independence, privacy and dignity (Source: CMHC).

Sustainable housing: Housing designed, built and operated using techniques, materials and
technologies that result in houses that are highly energy efficient, have low environmental
impact, supports a healthy lifestyle and are affordable (Source: CMHC).

Transitional housing: Housing that offers a supportive living environment for residents which
may include access to tools, knowledge, and opportunities for social and skill development.
Transitional housing is generally a time-limited program and aims to support a transition into
more permanent housing (Source: CMHC).

Transit-oriented development: An approach to development that focuses on a complete
community (see complete community) around a transit terminal or along a transit corridor.
Characteristics include a mix of land uses, pedestrian connectivity, reduced parking, moderate
to high density and transportation choices (Source: Halifax Regional Municipality Integrated

Mobility Plan).
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https://eppdscrmssa01.blob.core.windows.net/cmhcprodcontainer/sf/project/archive/research/rr_purpose-built_rental_housing_en_may10.pdf
https://nspha.ca/applicants/eligibility#:%7E:text=NSPHA%20operates%20on%20a%20rent,total%20household%20income%20before%20taxes
https://www.novascotia.ca/programs-and-services/canada-nova-scotia-targeted-housing-benefit
https://www.novascotia.ca/programs-and-services/canada-nova-scotia-targeted-housing-benefit
https://beta.novascotia.ca/apply-rent-supplement-canada-nova-scotia-targeted-housing-benefit
https://eppdscrmssa01.blob.core.windows.net/cmhcprodcontainer/sf/project/archive/research/rr_purpose-built_rental_housing_en_may10.pdf
https://www23.statcan.gc.ca/imdb/p3Var.pl?Function=DEC&Id=103403
https://www.cmhc-schl.gc.ca/nhs/guidepage-strategy/glossary
https://www.cmhc-schl.gc.ca/nhs/guidepage-strategy/glossary
https://www.cmhc-schl.gc.ca/nhs/guidepage-strategy/glossary
https://cdn.halifax.ca/sites/default/files/documents/about-the-city/regional-community-planning/IMP_report_171220-WEB.pdf
https://cdn.halifax.ca/sites/default/files/documents/about-the-city/regional-community-planning/IMP_report_171220-WEB.pdf
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