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1.0 Introduction 
 
The following report summarizes identified current best practices used to promote 
affordable housing in communities. The information presented is organized according to 
a framework established by the Alberta Urban Municipalities Association’s (AUMA) 
Housing and Social Development Task Force. The framework is presented in as part of 
AUMA’s The Affordable Housing “Toolkit”.   
 
The framework developed by AUMA describes the various approaches that 
municipalities can use to address local affordable housing issues that fall into the 
following nine general categories: 
 

(i) Education and Advocacy 

(ii) Removing Barriers 

(iii) Incentives 

(iv) Requirements 

(v) Fees 

(vi) Municipal Land 

(vii) Private Non-profits 

(viii) Municipal Housing Corporations 

(ix) Financial 

 
What follows is a brief summary of each of these approaches along with some examples 
for consideration. Following the examples in each of the nine categories are a series of 
suggested options for the Town to consider. The options are organized into a hierarchy 
according to the degree of effort (time, energy, people and cost) required. In most cases, 
it is anticipated that the greater the effort expended, the grater the expected benefits (and 
vice versa).  
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2.0 Education and Advocacy 
 

2.1 Overview 
 
Education and advocacy are two complementary activities with slightly different goals. 
The goal of education is to increase and expand people’s knowledge, awareness, 
judgment, perceptions, skills and intellectual capacities. This is usually done by providing 
information and experiences that help people to see things in a new way. The goal of 
advocacy is to promote or encourage people to see the merits of a particular course of 
action – which may include speaking on behalf of a particular person or group or 
defending a particular cause or proposal. Advocacy often begins with education.  
 
In terms of affordable housing, education and advocacy typically focus on three general 
areas:  
 

1. Raising and expanding community awareness and knowledge about local 
housing issues, needs and opportunities as a means of increasing public 
understanding and support for affordable housing (i.e., reducing NIMBY 
opposition to proposed new affordable housing developments);  

2. Increasing support for and active participation in affordable housing-
related initiatives (i.e., getting people actively involved in terms of the 
number of people involve and the degree and depth to which each person 
or group is involved in addressing local housing issues); and  

3. Building strong and effective networks between groups and individuals to 
achieve positive action (i.e., more support, more involvement, more 
affordable housing units being built).  

 
Education and advocacy involve:  
 

� Sharing ideas, facts and figures about affordable housing issues, needs and 
opportunities in the community presented through a variety of means;  

� Clearly defining what “affordable housing” is and what it is not so that the 
community understands what is being sought; 

� Demonstrating the individual and broader community benefits of 
increased housing affordability and choice in the community (more units 
that are affordable to low- and moderate-income households); and 

� Seeking support for particular initiatives designed to address the 
communities affordable housing needs.  

 
It is important to note that education is a “two-way street” – those leading the education 
have to be ready and willing to learn themselves.  
 



 

- 3 - 

2.2 Examples of Themes to Address Through Education/Advocacy 
 

� Definitions and different types of affordable housing  

� Level and types of housing needs and issues in the community (putting a 
face to affordable housing) 

� Causes and effects of local housing issues  

� Impacts of local housing issues on the broader community  

� Community attitudes, beliefs and knowledge towards specific solutions or 
household groups  

� Myths and misconceptions about affordable housing (including the 
impacts, or lack thereof, of affordable housing on surrounding property 
values)  

� Barriers and challenges to addressing local housing issues  

� Potential and successful solutions and strategies (best practices) to address 
local housing issues 

� Resources required to address local housing issues 

 

2.3 Examples of Target Audiences for Education/Advocacy 
 

� The community-at-large 

� Neighbours (e.g., addressing NIMBY opposition) 

� Council and Administration 

� The Provincial and Federal Governments 

� Developers and Builders 

� Landlords 

� Banks and financial institutions 

� Business community (e.g., Chamber of Commerce) 

� Donors and funders 

� Households in need of affordable housing 

 

2.4 Examples of Initiatives that Support Education/Advocacy 
 

� Broad public consultation during the development of a housing needs 
assessment and community housing plan/strategy (e.g., key person 
interviews and Focus Group meetings)  

� Setting up special Task Forces and housing committees  

� Developing public awareness campaigns 
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� Working with the local media (newspapers, radio, television) to share 
findings from various studies and build awareness in the community  

� Making local housing studies readily available to the public 

� Distributing educational pamphlets, brochures and fact sheets   

� Sharing information through websites and email newsletters 

� Conducting surveys (individual households, tenants, employees, 
employers, seniors, etc.)  

� Making presentations to Council, Chamber of Commerce, Service Clubs, 
etc.  

� Workshops and Education Symposiums 

� Open Houses, Town Hall Meetings, information fairs, trade shows and 
conferences  

� Developing and maintaining a Housing Registry 

� Providing Homeownership Education and Training Programs (HETP) to 
local residents 

 

2.5 Expected Outcomes of Education/Advocacy 
 

1. Increased awareness and understanding of the issues 

2. Increased resident and political support for addressing the issues 

3. Reduced neighbourhood opposition (NIMBY) to proposed housing 
solutions 

4. Increased participation from the private and public sectors to implement 
solutions 

 

2.7 Suggested Strategies 
 
(Simple) Post the completed Sylvan Lake Affordable Housing Needs Assessment and 
Strategy on the Town’s website so that people (with internet access) have ready access to 
the information. 
 
(Moderate) Establish a Housing Registry under the auspices of FCSS to collect and 
compile direct information on the number and type of households in need of affordable 
housing and their particular housing needs. This information could then be used as a tool 
(justification and/or opportunity to obtain pre-lease agreements) to assist and encourage 
the private and/or non-profit sector to develop housing that could potentially meet those 
needs.  
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(Ultimate) Continue to support the Sylvan Lake Social Housing Advisory Committee 
with additional resources and charge it with developing an ongoing housing education 
and outreach program that would include:  
 

� Presentations to local groups; 

� Biannual updates to the Affordable Housing Needs Assessment; 

� Annual reports (a report card) showcasing affordable housing success 
stories and the communities progress towards meeting its affordable 
housing needs (e.g., successful implementation of specific 
recommendations included in the Affordable Housing Strategy and any 
new affordable housing units created);  

� Workshops with private sector bringing in keynote speakers showcasing 
innovated approaches to affordable housing;  

� Hiring of a housing outreach worker to:  

o Assist low- and moderate-income households with articulating 
their particular housing and support needs;  

o Assist low- and moderate-income households with identifying 
and applying for supports as needed (e.g., rent supplements, 
social supports, etc.);  

o Identify new support programs that are needed in the 
community; and 

o Identify areas for advocacy (i.e., common issues identified 
across households) with all three orders of government. 

� Leading special studies and surveys as identified from time to time;  

� Developing and maintaining a Housing Registry (described above);  

� Facilitating the delivery of Homeownership Education and Training 
workshops in the community; and 

� Networking with similar groups in other communities to share information 
and work collectively on common advocacy initiatives. 
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3.0 Removing Barriers 
 

3.1 Overview 
 
Removing barriers to the development of more affordable housing focuses on the 
development approval processes, providing greater zoning flexibility, and/or reducing 
development standards or development fees perceived as adding to the overall cost to 
build housing. The assumption is that by reducing such barriers, the overall costs of 
developing housing may be reduced, thereby enabling local developers to bring housing 
on-stream more affordably and the pass those cost savings on to the consumer. In some 
cases, developers may be required to demonstrate proof that the cost savings achieved 
trough the removal of specific cost-related barriers are in fact passed on to the end 
consumer.  
 

3.2 Examples of Barriers to Improved Housing Affordability 
 

� High costs to develop housing (land costs, infrastructure costs, labour 
costs and the cost of construction materials);  

� Zoning and development standards that limit the number of units 
permitted on a given parcel of land; 

� Lower profit margins on affordable housing (i.e., profits are too low to 
encourage developers to build affordable housing and/or not high enough 
to absorb cost overruns leading to increased risk and the fear of actually 
losing money on the development); 

� NIMBY (the high cost and reduced certainty of addressing community 
opposition to an affordable housing project); 

� The perception that there isn’t a strong enough market for affordable 
housing (i.e., low- and moderate-income households are less able to 
purchase units – even affordable units – for a variety of reasons and cannot 
afford the rents required to make a newly built rental housing project 
profitable); and  

� Municipal fees, levies and taxes. 

 

3.3 Examples of Approaches Used to Remove Barriers 
 

� Streamlining or fast-tracking the development permit approval process for 
affordable housing projects 

� Reduced or waived development fees for affordable housing projects 

� Reduced development standards for affordable housing projects (e.g., 
reduced set backs, reduced road allowances, reduced parking 
requirements, etc.) 
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Another way of removing barriers to new affordable housing development is to create 
special zoning that encourages more flexible, effective and/or creative use of existing 
land. In most cases, new zoning opportunities help to reduce per-unit land costs by 
increasing density. In other cases, allowing for mixed-use developments (e.g., residential 
over commercial, mixed tenure and/or mixed density developments) can promote using 
the more profitable market units to “cross-subsidize” the more affordable housing units. 
Examples include:  
 

� Cluster Housing 

� Manufactured Home Neighbourhoods 

� Narrow-lot Subdivisions 

� Infill lots 

� Z-lot Subdivisions  

� Employee Housing Districts  

� Mixed Use (e.g., residential above commercial)  

� Secondary Suites (e.g., granny suites, carriage houses, basement suites, 
etc.) 

� Perpetually Affordable Housing Districts 

 

3.4 Expected Outcomes 
 

� Relatively more affordable housing units being developed in the 
community 

3.6 Suggested Strategies 
 
(Simple) Develop a policy and protocol for reducing or waiving development fees, levies 
and/or taxes for housing projects that include affordable units - establish fees based on 
the size of units rather than total value of units.  
 
(Moderate) Develop a policy and protocol for reducing or altering development 
standards for housing projects that include affordable units. Specific standards can be 
identified for specific areas (e.g., reduced parking standards permitted only in downtown 
areas where access to employment, shopping, recreation and health services can be more 
readily accessed by pedestrians).  
 
 
(Ultimate) Update the Town’s Municipal Development Plan (MDP) and individual Area 
Structure Plans/Area Redevelopment Plans (ASPs and ARPs) to include specific goals 
and policies around increasing housing affordability and choice throughout the 
community generally and specifically in target areas.  
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These updates could include:  
 

� A specific goal and policy statement about the need and importance of 
affordable housing (e.g., appropriate, affordable, suitable and adequate 
housing to meet the needs of a diverse workforce – especially those 
working in the health, social services, retail, tourism and hospitality 
industries);  

� Definitions of “affordable housing,” “perpetually affordable housing,” 
“near-market housing,” and “non-market housing” as described in the 
Affordable Housing Needs Assessment;  

� A general goal and policy statement about the need to integrate market, 
near-market and non-market housing in all residential neighbourhoods – 
particularly those located close to the downtown and core community 
services;  

� A general goal and policy statement about the need to preserve the 
community’s existing affordable housing and ensure “no net loss” of 
existing affordable housing during redevelopment; and 

� A general goal and policy statement about the need to explore creative 
solutions to increase the supply of land for affordable housing.  

 
These updates would need to be followed by an update to the Town’s Land Use Bylaw 
(LUB) to create new zoning options to implement those goals and policies.  

 
4.0 Incentives 
 

4.1 Overview 
 
Another approach to stimulating the construction of affordable housing units is to provide 
specific incentives to developers. Often, specific incentives are negotiated with 
developers on a voluntary basis in exchange for a specific number of new affordable 
housing units being built. The difference between removing barriers (described above) 
and providing incentives can be vague since some of the incentives that municipalities 
use represent the removal of existing barriers (e.g., reduced parking standards or reduced 
development fees). The primary difference between the two strategies is in how the 
strategies are used (i.e., whether they involve the reduction or removal of identified or 
perceived barriers or the provision of something new).  
 
Research conducted by CMHC concludes that incentives alone do not work as well as 
mandatory requirements in terms of units built and affordability achieved since 
participation by developers is often voluntary and the particular incentives may not 
provide sufficient advantage in terms of cost savings to offset the actual losses associated 
with developing lower-revenue-generating units (e.g., affordable market or below-market 
units).  
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4.2 Examples of Incentives to Promote Affordable Housing 
 

� Density bonusing (e.g., more floor area and more density in exchange for 
affordable housing) and/or density transfers (e.g., more commercial 
density in exchange for affordable housing). According to research, 
density bonusing tends to be more effective in downtown areas of large 
urban centres where land costs per unit and the value of commercial 
development is high enough to produce meaningful results from the 
bonusing; 

� Reduced requirements for Municipal Reserve and/or road allowances, 
thereby increasing the developable portion of a large site; 

� Exempting affordable housing units (and especially perpetually affordable 
housing units) from all growth management quotas established through a 
Growth Management Strategy. Given the rapid growth that has occurred in 
the community, such a strategy may be justifiable; 

� Channelling donations for non-profits through the municipality (i.e., the 
municipality negotiate tax receipts and other incentives with private 
developers to assist local non-profits in acquiring existing units in the 
community that they then can manage) providing a potential tax incentive 
for private developers to partner with non-profits. 

� Providing capital grants for affordable housing (which is addressed below 
under Financial Approaches); 

� The municipality sharing the costs with the developer to provide 
infrastructure (water, sewer, power lines, gas lines, roads, etc.) in 
exchange for affordable housing; and 

 

4.3 Expected Outcomes 
 
� Developers are encouraged to voluntarily create more affordable housing units 

 
 

4.5 Suggested Strategies 
 
(Simple) Develop a package of incentives for affordable housing including density 
bonusing and reduced requirements for Municipal Reserve and road allowances.  
 
(Moderate) Develop a Growth Management Strategy along with a policy to remove 
qualifying affordable housing units from annual growth management quotas.  
 
(Ultimate) Develop a policy and program whereby the municipality shares the costs of 
providing infrastructure (water, sewer, power lines, gas lines, roads, etc.) with the 
developer in exchange for affordable housing.  
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5.0 Requirements 
 

5.1 Overview 
 
A municipality may be able to create mandatory requirements to provide more affordable 
housing. This could include specific rules and regulations that require a developer to 
build a certain percentage of affordable housing as a condition of approval (e.g., 
development permit approval). The specific nature and number of affordable units 
required would typically be outlined in the master plan agreement with the developer. 
Meeting this requirement can be achieved by incorporating the required units directly into 
the project or building the required units elsewhere in the community (e.g., another site). 
In some cases, the developer may have the option to provide cash in lieu of developing 
actual units.  
 

5.2 Examples of Municipal Requirements for Affordable Housing 
 
� Inclusionary zoning* (i.e., requiring that a certain percentage of units within 

an overall housing development be affordable). 

� Linkage programs (i.e., requiring developers of large-scale commercial or 
residential developments to provide housing for a specified percentage of the 
employees generated by the development). 

� Housing replacement polices (i.e., any affordable housing units lost through 
the redevelopment of an existing parcel of land must be replaced either on-
site or elsewhere in the community).  

� Permitting land use redesignations (rezoning) only where the proposed 
development meets a defined community need for land (e.g. adopt a policy 
and will only consider land use re-designation – that meet an identified need 
in the community for land. Affordable housing is considered one of those 
identified needs for land). 

 

• Research shows that mandatory requirements are far more successful in terms of 
the number of new affordable housing units built than are incentive programs.  

 
Canmore has been able to create a type of voluntary “inclusionary” zoning using the 
Voluntary Inclusionary PAH Program that offers incentives to developers (see incentives 
above) in exchange for perpetually affordable housing. The Town also requires that 25% 
of all units within both the Three Sisters and Silver Tip developments to be “entry-level.”  
 
Examples of entry-level units produced under this program include:  
 

1. Condominium units that are smaller than similar market-size units;  

2. Single detached homes containing legally-conforming 
basement/secondary suites; and  
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3. Perpetually Affordable Housing (PAH) achieved through resale-
restrictions (e.g., through restrictive covenants) to ensure ongoing 
affordability as homes are bought and sold. 

 

5.3 Expected Outcomes 
 

� Developers are mandated to create more affordable housing units 

 

5.5 Suggested Strategies 
 
(Simple) Establish a policy whereby land use redesignations (rezoning) and development 
relaxations are only permitted where the proposed development meets a defined 
community need for land (e.g., affordable housing in the case of a large scale residential 
development). Along with this policy, the Town may need to develop additional zoning 
alternatives (or options such as Direct Control Districts) that can allow the developer to 
achieve the desired level of affordability.  
 
(Moderate)  Explore the feasibility (including legal aspects) of establishing a 
commercial linkage program that requires large commercial and residential developments 
to provide a specified percentage of housing units for its intended workforce. If permitted 
under the MGA and feasible, establish the program. 
 
(Ultimate) Explore the feasibility (including legal aspects) of requiring a certain 
percentage of affordable housing units in all new developments as a condition of 
approval. If permitted under the MGA and feasible, establish the program. Use a range of 
incentives and removal of barriers to offset the costs or lost revenue. Provide the greatest 
number of incentives to perpetually affordable units that are gifted or sold to a local non-
profit.  
 
(Ultimate) Explore the feasibility (including legal aspects) of developing a replacement 
policy whereby any affordable housing units lost through redevelopment must be 
replaced either on-site or elsewhere in the community. If permitted under the MGA and 
feasible, establish the program. 
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6.0 Fees or Taxes 
 

6.1 Overview 
 
Municipalities may be able to establish and levy special fees or taxes from developers 
and the business community on new commercial and residential development and/or 
local residents and use the income generated from those fees and taxes to facilitate new 
affordable housing development (usually through a special housing reserve fund).  
 

6.2 Examples of Fees and Taxes 
 

� Development charges/surcharges 

� Business taxes 

� Residential property taxes 

� Commercial property taxes 

� Pillow taxes and visitor accommodation taxes (e.g., Golden BC imposes a 
2% tax on hotel accommodations)  

 

6.3 Expected Outcomes 
 

� A special pool of funding is created to support more affordable housing 
development (i.e., a long-term sustainable source of funding) that can be 
used either to leverage Provincial and/or Federal housing capital grants or 
provide operating dollars for non-profit housing organizations.  

 

6.5 Suggested Strategies 

 
(Simple) Create a special development surcharge based on square footage similar 
to Canmore (the larger the unit, the higher the surcharge and units below a certain 
size do not incur any surcharge) and place the revenues from that surcharge into a 
dedicated housing reserve fund.  
 
(Moderate) Increase property taxes but give rebates in the amount of the increase 
to households who can demonstrate:  
 

� Need based on income;  

� Permanent (year-round) residency; and 

� Work in the community (if applicable),  
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(Ultimate) Follow the Canmore model whereby a special housing reserve fund 
(e.g., the PAH Capital Reserve Fund) is created which is funded 33% by residents 
through property taxes, 33% by businesses through commercial property taxes, 
and 33% by developers through development fees. Currently, the Town of 
Canmore collects $600,000 per year of which $150,000 is used to support the 
operating costs of the Canmore Community Housing Corporation and the 
remaining $450,000 is allocated to capital projects.  

 

7.0 Provision of Municipal Land 
 

7.1 Overview 
 
Municipalities that have their own land may be able to either gift or sell some of that land 
at a reduced rate to private or non-profit organizations that commit to building affordable 
housing. Municipalities may also purchase land from private landowners or seek 
donations of Crown land from the Province or Federal Governments for the same 
purpose.  
 
According to a study prepared by the Town of Revelstoke, BC, land banking is one of the 
most successful and important measures that a municipality can use to promote 
affordable housing – especially in the downtown core and inner city where land values 
are typically among the highest, transportation is less of an issue, and the required 
infrastructure (physical and social) already exists.  
 

7.2 Examples of Non-Profit Housing Providers That Have Built 
Affordable Housing on Municipal-, Provincial- and/or Federal-Owned 
Land 

 
� Canmore Community Housing Corporation (Canmore) 

� Banff Housing Corporation (Banff) 

� Cochrane Society for Housing Options (Cochrane) 

� Calgary Community Land Trust Society in partnership with Habitat for 
Humanity – Calgary (Calgary) 

� Whistler Housing Authority (Whistler) 

� Wood Buffalo Housing and Development Corporation (Fort McMurray) 
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7.3 Examples of How Municipalities Have Contributed Land for 
Affordable Housing 

 
� Sell municipally-owned land to a non-profit or for-profit group at below-

market or book value to build affordable housing; 

� Lease municipally owned land to a non-profit or for-profit group to build 
affordable housing (e.g., $1 year or below-market value); or 

� Gift municipally owned land to a non-profit or for-profit group to build 
affordable housing. 

 

7.4 Examples of Strategies Municipalities Have Used to Acquire Land for 
Affordable Housing 

 
� Investigate opportunities to use underutilized or oddly-shaped parcels of 

municipal-owned land (including consolidating parcels) for affordable 
housing. 

� Contribute a defined percentage of the proceeds from the sale of 
municipally-owned land to an affordable housing reserve fund.  

� Access the Surplus Federal Real Property for Homelessness Initiative 
(SFRPHI) or facilitate contributions of Crown land from the Province.  

� Close off unused road allowances and make that land available for 
affordable housing (or sell the land and use the proceeds to buy other 
land). 

� Buy land from the private sector (or use a combination of purchase and tax 
receipt). 

� Allow mixed-use developments on recreational and/or institutional land 
and incorporate affordable housing into all new municipal buildings (e.g., 
a new Town Hall, a new or redeveloped community recreation centre, 
etc.). 

� Commit appropriately-zoned land acquired through tax foreclosure to 
affordable housing (or sell the land and use the proceeds to acquire a 
suitable parcel of land for affordable housing). 

� Negotiate restrictive covenants on land outside the municipal boundaries 
being sought for annexation. 

� Expropriate land for affordable housing. 

� Acquire land from developers in exchange for density bonuses and other 
incentives. 
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7.5 Expected Outcomes 
 

� Land is made available to get projects started and helps to lowers the cost 
of each new housing unit (in the amount of the land price per unit). 

 
 
7.7 Suggested Strategies 
 
(Simple) Conduct a review and feasibility study of all municipal-owned land to see 
which parcels could potentially be used, redeveloped, reconfigured or sold off and the 
proceeds used to buy land that could be developed for affordable housing.  
 
(Moderate) Buy land from the private sector (or use a combination of purchase 
and tax receipt).  

(Ultimate) Develop and implement a long-term land banking strategy for affordable 
housing.  
 
 

8.0 Assistance to Non-Profit Housing Organizations 
 

8.1 Overview 
 
Municipalities can assist local non-profits (e.g., non-profit housing societies, faith-based 
groups and service clubs) that are either already in the community managing existing 
affordable housing and/or non-profits not currently operating in the community (e.g., 
Habitat for Humanity) to develop and manage new affordable housing units. Assistance 
can be provided through any or all of the means described in this report. 
 

8.2 Examples of Non-Profit Housing Organizations 
 

� Bethany Care Society (Sylvan Lake) 

� Parkland Youth Homes (Sylvan Lake) 

� Red Deer Housing Authority (Red Deer) 

� Living Independently for Equality (LIFE) (Red Deer) 

� Lacombe Foundation (Lacombe) 

� Mountain Homes for Humanity (Canmore) 

� Cochrane Society for Housing Options (Cochrane) 

� HomeCo (Calgary) 

� Calgary Community Land Trust Society (Calgary) 

� Central Edmonton Community Land Trust (Edmonton) 
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� Wood Buffalo Housing and Development Corporation (Fort McMurray) 

� St. Albert Housing Society (St. Albert) 

� Habitat for Humanity (multiple) 

� Abbeyfield House Society of Canada (multiple) 

 
 

8.3 Expected Outcomes 
 

� A local non-profit organization taking responsibility for providing 
affordable housing specifically targeted to low- and/or moderate-income 
households (i.e., an organization mandating itself to meet this need rather 
than attempting to mandate that responsibility to the private sector which 
may or may not be legal under the MGA). 

� Perpetually affordable housing.  

 

8.5 Suggested Strategies 
 
 (Simple) Work with the Red Deer Housing Authority to acquire and manage new social 
housing units and/or re-profile the seven existing units in Sylvan Lake accessing portion 
of (or all of) the $1.27 million allotted to the Town under the Municipal Sustainability H 
(Moderate) Facilitate partnerships between the for-profit and non-profit sectors whereby 
the for-profit sector develops new affordable housing, either the for-profit or non-profit 
sector manages that housing, and the non-profit sector provides coordinated services and 
supports to the individuals and families living in that housing.  
 
(Ultimate) Provide support to the Sylvan Lake Social Housing Advisory Committee to 
establish in the community a non-profit society whose mandate is to own and manage 
affordable housing. Work with the newly-formed Society to find an appropriate site, 
acquire the necessary funding, obtain permits and proceed with an affordable housing 
development. Assist the Society with negotiating with private developers to develop 
housing on its behalf to own and manage. 
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9.0 Municipal Housing Corporations 
 

9.1 Overview  
 
Some Municipalities have chosen to establish their own Part 9 non-profit housing 
corporation to either develop and manage affordable housing on municipal-owned land 
and/or purchase and manage affordable housing from the private sector.  
 

9.2 Examples of Municipal Non-Profit Housing Corporations 
 

� Banff Housing Corporation (Banff) 

� Canmore Community Housing Corporation (Canmore) 

� Calgary Housing Company (Calgary) 

� Whistler Housing Authority (Whistler) 

 

9.3 Expected Outcomes 
 

� A town-owned subsidiary focused exclusively on providing affordable 
housing specifically targeted to low- and/or moderate-income households. 

� Perpetually affordable housing. 

� Fewer issues and challenges with attempting to require or mandate the 
private sector to build affordable housing  

� Fewer issues and challenges with or non-profit housing providers trying to 
fund their operations through provincial grants. 

� Guaranteed operating dollars and economies of scale in terms of staff 
resources from the Town. 

 

9.5 Suggested Strategies 
 
(Simple) Seek opportunities to support and assist non-profit housing organizations using 
any of the strategies identified in this report.  
 
(Moderate) Provide a service contract for the provision of operating funds and limited 
access to Town staff support during a pre-defined incubation period. This option would 
give the organization credibility, access to the Town’s leadership and administrative 
capacity while still allowing the organization to take full advantage of available grants 
and other funding opportunities.  
 
(Ultimate) Establish a municipally-owned Part 9 Corporation similar to the Canmore 
Community Housing Corporation of the Banff Housing Corporation. Upon incorporation, 
explore opportunities to return ownership of the community’s seven social housing units 
currently owned by  
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10.0 Financial Approaches  
 

10.1 Overview  
 
Some Municipalities have established special funds (housing reserve funds and housing 
trust funds) used to facilitate affordable housing development. Canmore’s PAH Capital 
Reserve Fund is an example. Other municipalities are pursuing direct financial assistance 
to households in need in the form of rent supplements, deferred property taxes (e.g., low-
income seniors who own their homes but cannot afford the property taxes), grants for 
secondary suites (e.g., to help homeowners either legalize their existing secondary suites 
or create new legally-conforming secondary suites). Other potential strategies may 
include rent banks (e.g., funds to assist renters with coming up with rent and utility 
deposits), second mortgages (to provide downpayment assistance for homeownership) 
and grants to developers to build affordable rental housing similar to the Affordable 
Housing Partnership Initiative (AHPI).  
 
These funds are created and maintained through local levies and taxes as well as 
provincial and federal grants 
 
 

10.2 Expected Outcomes 
 

� Grants provided directly to individual households and/or developers 
resulting in an increased supply of relatively more affordable rental 
housing (restrictions are placed on how much the units can rent for over a 
period of 15-20 years). 

� Secondary suites can in some cases act as a mortgage helper allowing 
moderate-income households become homeowners (i.e., using the rental 
income to help them qualify for a mortgage). However, the added cost 
associated with developing a legally conforming basement suite may 
increase the price of the home beyond what the expected increase in 
income can support in terms of mortgage. 

� Grants provided directly to renter households in need to help them cover a 
portion of their monthly rents.  
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10.4 Options Considered for the Municipal Sustainability Housing 
Program and Capital Enhancement Program – Grant Proceeds 

 
The Municipal Sustainability Housing Program and Capital Enhancement Program has 
been established to assist municipalities increase the supply of affordable housing and 
transitional housing units.   
 
The following options have been explored as part of this study for the use of the 
condition grant proceeds: 

 
10.4.1 New Affordable Units 
 

� Purchase new recently constructed units that have been developed by 
the private sector; or purchase existing units available for sale on the 
open market and make these community housing units available to 
low- and moderate-income households.  

� Pre-purchase units from private developers (e.g., to encourage private 
developers to build new housing units on behalf on Town.  

� Purchase of both lots/land along with manufactured homes and make 
them available to low- and moderate-income households as 
community housing units.  

10.4.2 Purchased/Renovated Units 
 

� Purchase an existing building (either residential or non-residential – 
e.g., a motel) and either convert it or renovate it to affordable rental 
housing.  

10.4.3 Secondary Suites 
 

� Provide grants to individual households either to develop new legal 
secondary (basement) suites or bring existing suites up to code. 

� Redevelop the basements of some or all of the existing community 
housing units in the community as secondary suites, with approval from 
Red Deer Housing Authority, and Province.  

 

10.4.4 Transitional Housing 
 

� Acquire an existing fourplex or duplex and convert it into transitional 
housing (e.g., youth, family violence, single adults with disabilities). 

� Secure kitchenette units in an existing motel and use those units as 
short-term transitional housing. 
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10.4.5 Rent Supplements 
 

� Provide rent supplements to individual households.  

(Based on a pre-determined maximum rent supplement of $300 per 
household per month, grant proceeds would provide full subsidies to 180 
households in the first year; and full subsidies to 90 households or half-
subsidies to 180 households in both the second and third years of the 
program.)  

 

10.4.6 Other Identified Priorities 
        
      Four Seasons Mobile Home Park, Don’s Trailer Park and  
 

1. Many of the people that are now or may be affected by eviction currently 
own their units; and 

2. A combination of individual trailer owners’ inabilities to find suitable sites 
to move the units to (i.e., those units that are too old to be accepted in 
other parks), the likelihood that several of the units will not survive 
attempts to move them, and cases of low-income status, places some of 
these trailer owners at risk of homelessness.  

 
 
10.5 Suggested Strategies for the Municipal Sustainability Housing Program and 
Capital Enhancement Program Conditional Grant Funding 
 
(Simple) Provide direct rent supplements to low-income renters. 
 
(Moderate) Provide grants to assist existing owners of secondary suites to bring their 
units up to code and to encourage other homeowners to build secondary suites.  
 
(Ultimate) Purchase new or existing units on the private market and make them available 
to low- and moderate-income households as rental housing.  
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11.0 Recommendations of the Sylvan Lake Social 
Housing Advisory Committee are based on the following 
four guiding principles: 
 
:  

11.1 Guiding Principles 
 

1. Any direct financial assistance to households and/or developers (i.e., the private 

sector) should represent a “hand-up” and not a “handout”.  

 

2. Successful strategies should be sustainable in the long-term. 

 

3. Successful strategies should be able to leverage additional funds and other 

contributions.  

 

4. Wherever possible, strategies should combine different approaches to form a 

synergy. 

 
There are very few quick-fixes and rarely does one single initiative serve as a panacea.  
Most successful strategies pursued by other communities combine several strategies into 
a single cohesive program.  
 
For example: the Town of Canmore collects $600,000 per year from developers through 
development fees, local businesses through commercial property taxes, and residents 
through residential property taxes and puts that money into the PAH (“Perpetually 
Affordable Housing”) Capital Reserve Fund  which then goes to the Canmore 
Community Housing Corporation to build perpetually affordable housing for qualifying 
households on land acquired by the municipality from the Province and the private sector 
and zoned specifically to allow affordable housing. 
 
Based on the guiding principles presented above, none of the options presented in 
Section 10.0 combine multiple approaches to form a synergy. Rather, each option 
represents a one-time, direct expenditure of the grant proceeds and therefore as a result 
nor do the strategies presented in Section 10.0 represent an attempt to leverage additional 
sources of funding.  
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11.2 Evaluation 
 
Two of the options considered - rent subsidies and secondary suite grants – are more 
likely to represent a “handout” than a “hand up” since rent supplements are direct 
financial contributions to individual households and it is expected that those homeowners 
most likely to take advantage of a secondary suite grant would either be private 
homeowners currently operating illegal basement suites and using the money to bring 
their units up to code (and therefore not adding new rental units to the market) and/or 
owners of investment properties.  
 
1. A secondary suite grant program would also require considerable resources to 
administer in terms of:  
 
� Setting up the grant program;  

� Collecting and approving grant applications;  

� Ongoing monitoring of households receiving the grant to ensure         
compliance with long-term affordability requirements; and 

� The likelihood of future landlord-tenant disputes resulting from well-
intentioned but inexperienced households unfamiliar with the Residential 
Tenancies Act acting as landlords. Such disputes would likely require 
Town intervention.  

 
The administration time and money required to address these challenges will likely 
exceed the 1.5% permitted for administration.  
 
2. A rent supplement program option is the least sustainable of the options explored. The 
Municipal Sustainability Housing Program and Capital Enhancement Program 
Conditional Grant committed to the Town is $648,000 in year-one, $311,000 in year-two, 
and $311,000 in year-three.  
 
� Based on the identified maximum rent supplement of $300 per household per 

month, the Town could provide full subsidies to up to 180 households in the first 
year and either: a) full subsidies to 90 households; or b) half-subsidies to 180 
households in both the second and third years of the program. With no guarantee 
of continued funding, the Town (and the households receiving the grant) could 
face a situation where no further subsidies are available after three years. It is also 
expected that individual households receiving the subsidy will come to rely 
heavily on that subsidy and experience significant hardship should that subsidy no 
longer be available.  

 
� Rent supplement programs are currently available to Sylvan Lake low income 

households through the Red Deer Housing Authority. 
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Based on this evaluation and options considered, the Sylvan Lake Social Housing 
Advisory Committee believes that using the Municipal Sustainability Housing Program 
and Capital Enhancement Program grant money to purchase new units (carrying a 
minimal mortgage) and make those units available as subsidized community housing 
units has the greatest chance of: 
 
� Representing a “hand-up” rather than a “handout” – especially if the provision of the 

housing is combined with a requirement that each household moving into the units 
participate in a 5-year transitional program whereby a Housing Outreach Worker 
works directly with each household to help them access the community supports and 
services they need to address their particular poverty challenges and eventually 
acquire suitable affordable housing elsewhere in the community (i.e., as that housing 
is developed through other municipal strategies);  

 
11.3 Recommendations 
 

Short-Term Recommendations: 

 
Recommendation #1: Enter into agreement to access the Municipal Sustainability 
Housing Program and Capital Enhancement Program grant proceeds to increase the 
current supply of affordable housing units and appropriate transitional housing units 
targeting households who are at or below the Core Need Income Threshold. 
 
� By purchasing units currently available on the open market it is anticipated that up to 

eight housing units would be achieved over the next three years using the Municipal 
Sustainability Housing Program and Capital Enhancement Program grant proceeds 
and carrying a mortgage of $60,000 per unit.  

 
� The makeup of these units could be a combination of apartment-style condominiums 

townhouse units; duplex, fourplex or single-detached homes throughout the 
community; and manufactured homes placed on purchased land/lots.  

 
Recommendation #2: Explore the Federal Homelessness Partnership Initiative. The 
justification for this recommendation is based on the likelihood that a number of the 
households currently living in the existing mobile home parks may end up homeless 
should they not be able to find appropriate housing. 
 
Recommendation #3: Hire a Housing Outreach Worker working under the auspices of 
FCSS. The part time position could be supported in part using 1.5% of the provincial 
grant proceeds to implement Schedule A of the provincial agreement.  
 
The Housing Outreach Worker would provide direct, ongoing support to the Social 
Housing Advisory Committee and be responsible for:  
 

� Developing and maintaining a Housing Registry;  
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� Working with individual households living in rent-geared-to-income 
housing to develop and implement their 5-year transition plan;  

� Assisting other low- and moderate-income households with accessing 
appropriate supports; and 

� Other initiatives identified by the Social Housing Advisory Committee 
(e.g., investigating creative ways to address the ongoing property 
management of the units)  

 
Recommendation #4: Use existing Town’s policies and negotiating power to encourage 
the private sector to develop more affordable homeownership opportunities. (E.g. where 
municipal incentives are provided to increase affordability, place either second mortgages 
or restrictive covenants on the title to individual units to encourage perpetual 
affordability. Where government or non-profit land is used, consider setting up these 
units as leasehold interest with ownership of the land remaining with the Town or a 
suitable non-profit.  

 

Medium-Term Recommendations: to be pursued over the next 1-2 years 
 
Recommendation #5: Increase resources to the Social Housing Advisory Committee and 
charge it with developing a formal education and outreach program as described in 
section 2.7 above.   
 
Recommendation #6: Facilitate partnerships between the for-profit and non-profit 
sectors whereby the for-profit sector develops new affordable housing, either the for-
profit or non-profit sector manages that housing, and the non-profit sector provides 
coordinated services and supports to the individuals and families living in that housing.  
 
Recommendation #7: Develop and implement a Housing Reserve Fund using the 
options and strategies described in this report (the Canmore model provides an excellent 
to follow).  
 
Recommendation #8: Explore the viability (including the legal and financial 
implications) of pursuing each of the other suggested Simple, Moderate and Ultimate 
strategies identified in sections 2.0 through 9.0 above.  
 
Recommendation #9: Implement those suggested strategies that are deemed readily 
achievable within the available budgets and resources.  

 

Long-Term Recommendations: to be pursued over the next 3-5 years. 
 
Recommendation #10: Work towards the implementation of all of the suggested 
strategies identified as viable and as resources become available, priorities justify 
implementation and existing or future legislation permits.  
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Under the Municipal Sustainability Housing Program and Capital Enhancement 
Program, grant proceeds are available to assist municipalities to increase the supply of 
affordable housing and transition units.  
 
Allocation of the Grant proceeds for the development of Affordable Housing may 
include: construction of new units; purchase/renovation of existing rental 
accommodations units; development of secondary suites in private dwellings as 
Affordable Housing; Rent supplements; or, other priorities as identified by the 
municipality. 
 
Grant proceeds must not fund in excess of (70%) of the capital costs of the Affordable 
Housing or Transitional Housing Units created under the Affordable Housing Plan; and 
grant proceeds may be used, to the maximum of 1.5% of the total funds received to 
recover reasonable costs directly related to its administration and support of this the 
agreement or implementation of the Affordable Housing Plan. “Affordable Housing 
Plan” means the plan attached as Schedule A.  

 
 
 
 
 


