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CANADIAN FEDERATION OF APA

ASSOCIATIONS

FEDERATION CANADIENNE DES
ASSOCIATIONS DE PROPRIETAIRES

IMMOBILI

The Canadian Federation of Apartment Associa-
tionsisa strong proponent of government putting
money towards direct assistance to low-income
rentersrather than building new units. Whether
in the form of rent supplements or portable hous-
ing allowances, direct assistanceto low-income
rentersisthe single most cost-effective way to
reduce housing affordability problems.

Rent supplements are based on contracts between
social housing authorities and landlords. Low-
income tenants then enter into atenancy agree-
ment with the landlord to rent that specific unit.
These tie rent supplementsto units, so that the
program in effect functions as privately supplied
public housing units without the problem of ghet-
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La province prend un engagement envers un pro-
gramme pilote, a hauteur de 3,6 millions de dol-
lars

TORONTO — Le gouvernement de |’ Ontario

S est engagé a octroyer le montant de 3,6 millions
de dollars au chapitre de 400 allocations de loge-
ment qui seront accordées a des locataires afaible
revenu, a Toronto. Ce financement s'inscrit dans
le cadre de la stratégie exhaustive du gouverne-
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On March 22, the Province of Saskatchewan an-
nounced arent supplement program for low in-
come families and people with disabilities.

While the new program is being called arent sup-
plement program, the assistance is not tied to par-
ticular unitsand it fits al the criteria of a portable
housing alowance program. One of CFAA’s
main goalsisto direct housing funding to port-
able housing allowance programs or rent supple-
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toization. Rent supplements are easier to imple-
ment immediately since a program infrastructure
existsin many provinces. Inthe short term, the
government may want to allocate funding into
rent supplements until it can put in place thein-
frastructure for a portable housing allowance pro-
gram.

Portable housing allowances are not tied to a con-
tract between a social housing agency and arenta
property owner. The government provides the
assistance directly to low-income tenants. That
means normal landlord-tenant leasing procedures
arefollowed. Those who qualify can usethe as-
sistance to help them stay where they are (since

(Continued on page 3)
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ment McGuinty visant acréer un plus grand nom-
bre de logements abordabl es destinés aux Onta-
riennes et Ontariens.

Ce programme pilote, qui S appelle Programme
d@location de logement pour I@panouissement
communautaire - projet pilote de Toronto, a été
annonce par le minigtre des Affaires municipales
et du Logement, John Gerretsen, lemairede To-

(Continued on page 2)

ments.

Thereis one program for up to 3,000 families of
disabled people and another program for up to
10,000 families who are not disabled. The fami-
lies can be on welfare or not; they can apply the
allowance to their existing housing (‘in situ’ rent
supplements). They can move and take the all ow-

(Continued on page 2)
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By John Dickie, CFAA-FCAPI President

The Ontario and federal governments
signed a new affordable housing agreement
on April 29. Thisisthethird agreement in
the past three and one-half years. The gov-
ernments announced that they will be start-
ing a new round of consultationswith the
Association of Municipalities of Ontario
and the City of Toronto on program de-
sign.

Some of the reports hint that the program
may include a housing allowance program
similar to the portable housing programs
now operating with great successin Que-
bec, Manitoba, and BC. (Saskatchewan is
just beginning a new portable housing as-
sistance program).

In Ontario, the federal government has
committed $301 million over several years
and the province is to match that with $301
million. Mummpalmm are expected to

1

contribute an additional $66 million to
match $66 million in federal funding com-
mitted earlier. (Reports suggest that only
the federal money will be available for the
first or second years, i.e the provincial
money will be “back-end |oaded”).

A total of $80 million has been set aside for
5,000 rent supplements. That isan average
of $16,000 per door or $3,200 per year.
The details are just now becoming available
on these monies. Unfortunately, the pro-
gram only runs for a maximum of five

The average per-unit capital sub-
sidy will be about half of what is
required, especially in high-cost
areas like Toronto.

years, so therent supplementsare grictly
limited. (For more details, see page 6,
"Flexibility for Rent Supplementsin
Question™ )

The governments plan to spend there-
maining money on an estimated 15,000
new affordable homes. About 4,500 (or
approximately one-third) are ownership
for moderate income people, and there-
maining two-thirds will be divided among
various programs, including supportive
housing, seniors and social housing. Do-
ing some simple math suggests that the
average per-unit capital subsidy will be
less than $40,000 per door —which is
probably about half of what isrequired,
especially in high-cost areas like Toronto.

The agreement will likely run four or five
years. First year spending may be low,
with aramp-up in subsequent years.

Partenanat cont u

(Continued from page 1)

ronto, David Miller, Anne Swarbrick, pré-
sidente et directrice générale dela Toronto
Community Foundation et Brad Buitt, di-
recteur général dela Greater Toronto
Apartment Association.

« Nous sommes déterminés a fournir des
logements abordables a ceux et celles qui
en ont besoin. Nous fai sons aujourd®ui un
pas important dans cette voie. Le projet
pilote de Toronto, entrepris dansle cadre
du Programme d@! | ocation de logement
pour 1@panouissement communautaire,
illustre parfaitement bien comment nous
pouvons éaborer des stratégies deloge-
ment abordabl e grace a des partenariats
entre les paliers de gouvernement, les col-
lectivités et |e secteur privé, adéclaré M.
Gerretsen. Ensemble, nous édifions des
collectivités solides offrant une qualité de
vieanulleautre pareille. »

Ce nouveau partenariat novateur entrele
secteur privé et public a éé éabli par la
Toronto Community Foundation, un organ-
isme de bienfai sance ayant pour mission de

faire de Toronto Ie meilleur endr0|t au

monde ol vivre, travailler, apprendre et
grandir. Les partenairesincluent la prov-
ince, laville de Toronto., la Toronto Com-
munity Housing et des locateurs | ocaux.

« Ce partenariat prouve que lorsgue les
partenaires communautaires collaborent,
nous pouvons trouver des solutions nova-
trices et pratiques qui permettent d’amélio-
rer laqualité deviea Toronto, agjouté
Anne Swarhirck, présidente et directrice
générale de la Toronto Community Founda-
tion. Premiérement, les locateurs privés de
Toronto se sont engagés a verser 50 pour
cent des all ocations pendant un minimum de
cing ans. La Toronto Community Housing
Corporation a ensuite collaboré avec nous a
la conception des principaux composants du
programme. Le bureau du maire et le per-
sonnel delaville se sont joints anous et ont
joué un role extrémement utile. Le ministre
Gerretsen et son équipe provinciae nous ont
été d’ une aide précieuse et se sont engagés a
faire de ces 400 premiers logements une
réaité »

« Ce programme pilote aidera des centaines
de Torontoises et Torontois méitantsa se

trouver un foyer I I permettra egal ement
de créer un cadre de collaboration qui
nous aidera aforger del’avant et aintro-
duire d’ autresinitiatives pour résoudre la
crise du logement abordable a Toronto »,
apoursuivi le maire M. Miller. »

« La Greater Toronto Apartment Associa-
tion est heureuse d' appuyer le projet pi-
|ote de la Toronto Community Founda-
tion, a mentionné Brad Butt, directeur
général dela Greater Toronto Apartment
Association. Nous pensons gque la réaction
deslocateursal’ appel de propositions
serabonne et que les 400 logements se-
ront offerts par notre secteur. »

La Toronto Community Foundation adminis-
trerale nouveau programme. Leslocataires
dont le nomfigure sur des listes d' attente pour
un logement social et qui, dans certains cas
payent plus de 50 pour cent deleur revenu
familial pour seloger, pourraient toucher des
allocations de logement se chiffrant environ a
300 $ par mois, montant qui se compose d’une
contribution égale du gouvernement provin-
cial et deslocateurs de Toronto participant a
ce programme.

SaskRent Supplements cont d

(Continued from page 1)

ance with them, making for portability.
The program appearsto subsidize a per-
centage of the gap not the whole gap, al-
though the calculation is a complicated
one.

Asto unit quality, it appearsthat the ten-

ants are requwed to f|II out asurvey to show

that the unit is of sufficient quality. To the
extent that units do not qualify because of
repair deficiencies, the government program
will put landlordsin touch with the various
government programs that provide for
grantsor loansto do repairs.

Tenants can apply by telephone and then the

government caII centre WI|| send them by
mail, aform with their answersfilled in,
which the tenants will then sign and re-
turn.

CFAA applauds the Saskatchewan gov-
ernment for establishing this program.
Many people will be assisted at a modest
cost to taxpayers.
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By The Ontario Ministry of Municipal Affairs and Housing

Province commits $3.6 million to pilot
program

TORONTO — The Ontario government is
committing $3.6 million to provide 400
housing allowances to lower-income tenants
in Toronto. Thisfunding is part of the
McGuinty government’s comprehensive
strategy to create more affordable housing
for Ontarians.

The pilot program, Strong Communities
Housing Allowance Program — Toronto
Pilot, was announced by Municipal Affairs
and Housing Minister John Gerretsen,
Toronto Mayor David Miller, Anne
Swarbrick, President and CEO of the
Toronto Community Foundation and Brad
Butt, Executive Director of the Greater
Toronto Apartment Association.

“We re committed to providing affordable
housing to those who need it. Today, we're
taking another step toward meeting that
commitment. The Toronto pilot of the
Strong Communities Housing Allowance
Program is an excellent example of how
affordable housing strategies are devel oped
through partnerships between governments,
communities and the private sector,” said
Gerretsen. “Together we are building srong
communities with aquality of lifethat is
second to none.”

The innovative new partnership was
developed by the Toronto Community

Foundation, a charitable organization
dedicated to making Toronto the best place
to live, work, learn and grow. Partners
include the province, the City of Toronto,
Toronto Community Housing and local
landlords.

“This partnership demonstrates that when
community partners work together, we can
create innovative, practical solutions that
improve Toronto's quality of life,” said
Anne Swarbrick, President and CEOQ,
Toronto Community Foundation. “First,
Toronto's private landlords committed 50

This pilot program will help hun-
dreds of deserving Torontonians
find a place to call home.

per cent of the allowance for aminimum of
five years. Then Toronto Community
Housing and the Mayor’ s office worked
with us to design key program € ements.
Minister Gerretsen and his provincia team
have been tremendously helpful in
committing to make these first 400 units
possible.”

“This pilot program will help hundreds of
deserving Torontonians find a place to call
home. It also creates a framework for
cooperation that will help us push forward

G‘eater Torop, %

Portable Hous ng Allowance cont d

(Continued from page 1)

most low-income tenants already livein
suitable housing), or to move to another unit
of their choice in the private market.

The best way to solve the “housing prob-
lem” isto address affordability by providing
portable housing alowances for low income
tenants to obtain the housing they need in
the market-place.

Portable housing allowances have the fol -
lowing advantages over supply-side pro-
grams.

- They cost much less than building new
housing.

- The money available for affordable hous-

tor
communlt

foundation
otnololT
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] |ng can bespread equr[ablyamongmore 7
low income tenants.

Low income tenants can live where they
want, and take the allowance with them
when they move.

- Tenants can take jobs in different places
without losing their housing benefits,
which isgood for them, for taxpayers, and
for the economy.

Program design permitsflexibility to
respond to different regiona needs and
provincial budgets.

Portable housing allowances have seen
long and successful use in Germany and
most European countries, aswel asthe
United Kingdom and the United States.
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with other initiatives to address this city’s
affordable housing crisis,” said Mayor
Miller.

"The Greater Toronto Apartment
Association is pleased to endorse the pilot
project advanced by the Toronto
Community Foundation,” said Brad Buitt,
CEO of the Greater Toronto Apartment
Association. “We believe there will be a
good response from landlordsto the
request for proposalsthat ensures the 400
unitswill be taken up by our industry.”

Toronto Community Housing will
administer the new program. Tenants who
are on social housing waiting listsand
who are, in some cases, paying more than
50 per cent of their household income on
housing could be dligible to receive
housing all owances of approximately
$300 per month, made up of equal
contributions by the province and
participating Toronto landlords.

We believe there will be a good
response from landlords to the re-
quest for proposals that ensures the
400 units will be taken up by our
industry.

Ontario

The best way to solve the
“housing problem” is to ad-
dress affordability by provid-
ing portable housing alow-
ances for low income tenants
to obtain the housing they
need in the market-place.

For the lagt two decades, Australia and
New Zealand have expanded the use of
portable housing allowances to provide
effective housing assistance to low-
income citizens, while minimizing the
cost to their taxpayers.
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By June Carter, CFAA-FCAPI Vice-Presdent

The Affordable Housing Initiative Phase 2
has now been extended to Manitoba based
on an agreement announced on April 25,
2005. The provincial and federa govern-
ments will each contribute $11,540,000 for
affordable housing, and the agreement has
been extended by one year to 2008. The
phase 2 funding will be used for:

1) More rental housing supply.

2) A rehabilitation / conversion
housing program for affordable housing.

3) A home buyer down-payment as-
sistance program to help low-income renters
become first time home buyers by buying
new or recently renovated affordable hous-
ing devel oped under the affordable housing
programs.

4) A new home ownership supply
program.

While thereis apparently no new funding
allocated to portable housing allowances,
Manitoba currently has two such programs

— SAFER and SAFFR, which have been
in operation for many years. CFAA en-
courages member associationsin Mani-
toba, Quebec, British Columbia and Sas-
katchewan to seek more publicity for the
existence and the successes of those pro-
grams.

Along with its member associationsin
Ontario, Alberta, New Brunswick and
Nova Scotia, CFAA is promoting housing
allowances in all provinces which do not
yet have such programs.

By John Dickie, President, CFAA-FCAPI

One of CFAA’smain
goalsisto obtain more
favourabl e tax treatment
for therenta housing in-
dustry. Landlordsand
tenants deserve equity in
the taxation of rental
housing compared to
other investments, and other necessities.

Over the last 20 or 30 years, many negative
federal tax changes have reduced private
investment in rental housing. The applica-
tion of GST to therental housing industry is
one example.

Under the current GST rules, a devel oper
pays GST on the self-supply of arental
building when construction is completed.
(A few yearsago, in one of the few positive
tax changes, the rate applied was reduced
from 7% to 4.5% to approximate the
amount paid under the Manufacturers Sales
Tax before the GST replaced the MST.)
The current issue is the base on which the
tax is calculated.

Given the desirefor an exit strategy, a de-
vel oper will almost aways register anew
apartment building as a condominium, even
though theintention isto use the building as
rental units. The market value of the unitsis
often 25% to 50% higher if the units were
sold individually as condo unitsinstead of
being held asrentals.

GST isapplied to the appraised value of the
bwldmg Appralgals using the traditional

highest and best use approach will state the
value as the condominium sale value,
rather than the value-in-use asarenta
property. That increases the GST payable.
In addition, the value for sale will often
include a substantia speculative increase,
therefore, the GST cost cannot be accu-
rately predicted when the devel opment is
contemplated. Thus, the approach creates
uncertainty and risk, which discourage

Governments say they want
affordable housing, but through
discriminatory tax rules they
often tax housing more than
other goods or services.

both the developer and their potential
sources of finance.

CFAA isasking thefederal government to
makeit clear that if unitsareheld and
rented, then the value for the GST self-
supply rulesis the value of the unitsas
rentals. We are asking that the value be
determined based on the cost of theland
and construction (including areasonable
mark-up for devel oper profit, of say 5% of
the costs). That approach will provide
certainty in budgeting for the GST cost in
rental development, and will avoid taxing
the excess condominium value that the
owner does not redlize. Thus for the profit

level needed to attract the investment, the
rents can be lower, asthey will not have
to cover the extra GST.

The owner may well redlize the condo-
minium value through salesin the future,
and at that time theincrease in value will
be taxed through the capital gains tax
rules.

Even with theimproved treatment we are
seeking, investmentsin new rental hous-
ing will still pay GST at 4.5% of their
cost, unlike commercia rental property
which effectively does not bear the GST.

An equity argument for no GST can aso
be made in comparison with the GST
treatment of groceries —another basic
necessity. Groceries are zero-rated —i.e.
GST isneither collected on the sale of
groceries (as isthe case with rental hous-
ing) nor payable on theinputs required to
produce groceries (unlike the case with
rental housing).

Governments say they want affordable
housing, but through discriminatory tax
rules they often tax housing more than
other goods or services. We believe they
should put their money where their mouth
is, and improve the GST and other tax
treatment of rental property. We under-
stand that Housing Minister Fontanais
seeking that relief from the Minigter of
Finance and the Minister of National
Revenue, and we applaud Minister
Fontana' s efforts.

The CFAA-FCAPI bidsafond farewell to
Tonya Moreton, who has been our Adminis-
trative office for the past two years She has
done an outstanding job in helping move the

7 assoaanonforward and we W|sh her eII

in all of her future endeavours, which will
no doubt bring her much happiness and
SUCCESS.

The CFAA-FCAPI is pleased to welcome
Dave Benes as our new Administrative

Offlcer begl nnlng August 1 2005 Dave
works at Dickie and Lyman, the offices of
our President John Dickie and will pro-
vide continuity in therole aswell asim-
mediate access to our President. Dave will
assume the admin@cfaa-fcapi.org email
address on August 1st.
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By June Carter, CFAA-FCAPI Vice-President
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In addition to the money
already available under the
Federal-Provincial-
Territoria affordable
housing agreements,
Parliament has now passed
Bill C-48, which provides
another $1.6B for housing.
Bill C-48 does not specify
how that money will be spent.

Phil Fontaine, National Chief of the
Assembly of First Nations has indicated that
he will be lobbying to have one-third to one-
half of the $1.6B directed to first nations
housing. The Globe and Mail reported on
July 5 that NDP leader Jack Layton said that
that proposal is*“very much in line with
what we were thinking”. A spokesman
from Minister Fontana’s office indicated
that no decisions have been made yet on
how the $1.6B will be allocated.
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By Tony Cleveland
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Our neighbouring Province of British
Columbia has become known for the
propendty of marijuana growing operations,
(“Grow-Ops’). Interestingly, much of the
end product goes to the USA.

It isnot so widely known that Calgary is
also asignificant player in this market. The
leaflet enclosed with Alberta Enmax bills
recently, alerted consumersto the signs of,
and risks associated with this problem.

Leaving aside the medical, ethical and
moral arguments for and against the use and
abuse of “Pot”, the proliferation of Grow-
Opsin our City should be of concern to us
al. Youmay ask, “Why should | be
concerned at what my neighbor isdoing in
his basement?’ There are many reasons
why you need to be concerned, including:
- The house may become a biological
and environmental hazard dueto air and
water pollution from the chemicals and
pesticides involved, from the discharge of
effluent into the sewer system, and the
development of mould from high
humidity.
- Thehouse can be afirerisk dueto

E Canada Trust

Multi-Unit Residential Mortgages

e

Our information from government officials
isthat the money will be for programs
besides new housing construction. We
have growing support for supplementing
rent and are hopeful that rent supplements
or portable housing alowances will be part
of the new Housing Framework toolkit,
which is currently being developed. A
Federal-Provincial-Territorial Housing
Ministers meeting will beheld in
September. Details on the allotment will
likely be available after that meeting.

Besides the $1.6B for housing, the federa
government also provided for $900M in
funding for an energy-efficient retrofit
program for low-income housing. In the
past, private landlords have had access to
funding for such programs under
agreements with CMHC, which restricted
therentsthat could be charged for the
affected units for a period of time. CFAA

frequent bypassing of the dectricity
supply meter, in order to power the
lighting for the plants. The proximity of
your own property increases potentia for
collateral damage in the event of an
incident.

- Electricity is being stolen - a cost we
all pay in our power hills.

- All these Grow-Ops are controlled by
organized crime and they bring
undesirables into our neighborhoods,
with all the attendant problems of gang
warfare, home invasions and so on.
Findly, when the Grow-Opis“busted” or
abandoned, the housemay well be
contaminated and condemned because of

Leaving aside the medical, ethi-
cal and moral arguments for and
against the use and abuse of
“Pot”, the proliferation of Grow-
Ops in our City should be of
concernto usall.

CMHCH¥ SCHL
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will attempt to ensure that the funding is
available to private landlords, and
preferably with few strings attached.

Bill C-48 providesfor atotal of $4.5
billion over the next two years for post-
secondary education and training,

We are hopeful that rent sup-
plements or portable housing
allowances will be part of the
new Housing Framework tool-
kit.

affordabl e housing, the environment and
foreign aid. Measures outlined in Bill C-
48 will be funded from any budgetary
surplusthat exceeds $2 hillion in this
fiscal year and the next.

mould, and may haveto be demolished or
require extensve remediation to makeit
habitable again. Each of thesewill affect
your own qudlity of lifeand property value.
How do you recognize a Grow-Op?
Thisisnot dways easy as the operators
are becoming quite sophisticated. Some

signs are:
- A house which appears shut up with
the blinds drawn most of the time.

- A house where the occupants are
absent or not around for much of the
time

- Signs of high humidity or little snow
on theroof in winter, compared with
other properties.

How do we deal with this menace? First
and foremost we get to know our
neighbours, and newcomersto the
community. Second, inform the Police of
suspicious activity.

Tony Cleveland is the Past President of the
Millrise Community Association, and heis
also a member of the City of Calgary’s
Marijuana Grow Ops Seering Committee.

(binamatic
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By Gord Hawker

What is soda blasting?

Just asit sounds, soda blasting
involves sodium bicarbonate
particles being propelled by
compressed air through
specialized machines in order
to blast away grease, dirt,
paint, soot and more. Water can also be
used asa propellant or asameansto
suppress dust. The cleaning action comes
not from the abrasive action of the pellets,
likein sand blasting, but from the energy
rel eased when the soda particles explode as
they contact the surface.

Thisnon-abrasive action means that soda
blasting can be used on surfaces where
abrasive materials would cause damage:
aluminum, stainless sted, brick, stone,
glass, fiberglass, wood, plastic, seals,
bearings, splines, radiator cores, and
hydraulic cylinders. Thereisno heat build-
up or sparks and, therefore, no warping of
the surface being cleaned. The

By John Dickie, CFAA —FCAPI President

Over the last few months CFAA has written
very positive news about the actions being
taken by Housing Minister Fontanato move
toward portable housing alowances or rent
supplements astools for addressing the is-
sue of affordable housing. However the cur-
rent newsisless positive.

Over the last few months the Federation of
Rental-housing Providers of Ontario
(FRPO) has been working to encourage the
Ontario government to improve the design
of itsrent supplement program in the antici-
pation of additiona funds becoming avail-
ablefor that program. To that end, Vince
Brescia (FRPO President), John Dickie
(CFAA-FCAPI President) and Selene Com-
merford (from Minto) have had numerous
meetings with officials in the Ontario Minis-
try of Municipal Affairsand Housing and
with City Housing Service managers.

We promoted ‘in-situ’ rent supplements so
that landlords could participate in the rent
supplement program without losing their
ability to screen prospective tenants. Under
our plan the government would go down the
social housing waiting list in the normal
order. When someone' s turn came up, the
government would seeif the person livesin
a building where the landlord will accept
rent supplements for existing tenants. If o,

nonflammable aspect of soda makes it
great for use in the petroleum industry or
anywhere oil and grease are afactor. And
since soda blasting does not break the
surface tenson of metals, it diminates the
problem of flash rusting in most metals.

Environment-friendly

Because sodium bicarbonate is water-
soluble, in most casesit can be disposed of
through conventiona drainage systems.
The only materia that needs special
disposal attention isthe contaminant that is
being removed. Thisis accomplished by
dissolving the blasted material in water.
The soda dissolves and the contaminants
can befiltered out or separated using a
centrifuge before being properly disposed
of according to hazardous waste
legidation.

Graffiti Removal

Removing graffiti by conventional
methods is a difficult and costly operation.

M e e S
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the government would ask the tenant, “Do
you want to be subsidized here, or to move
to a different unit?’

We think many tenants would like to stay
put if they can receive the financial assis-
tance in the building and unit they have
chosen. CMHC figures show that 92% of
thosein “core housing need” are there be-
cause their incomes are too low to pay
their rent and have adequate money left
over for food, clothing and other necessi-
ties. Virtually all Ontariansnow livein
adequate housing. They don't need to
move into new units; they just need help to
pay therent wherever they live.

Besides avoiding unnecessary moves for
the tenants, providing in-situ rent supple-
ments would save social assistance pay-
ments (for moving), and increase the num-
ber of landlords willing to take up rent
supplement units. More landlords will ac-
cept rent supplements for tenants they have
already approved, rather than having to
provide vacant units and accept tenants

...many tenants would like to stay
put if they can receive the finan-
cial assistance in the building and
unit they have chosen.

bi carbonate means that graffiti can be
removed from painted surfaces, in some
cases without damage to the base paint.

“If care istaken when setting air
pressures,” says Lydale Project Manager,
lan Newman, “there will be no evidence
that the once graffiti-marked surface has
ever been blasted.”

Gord Hawker iswith Lydale Construction, a
Calgary Apartment Association service
member specializingin fire, water, and storm
damage restoration. Visit them online at
www.lydale.com, or for 24-Hour Emergency
Response, contact the Lydale Calgary office
at 571-1200.

The non-abrasive nature of sodium
bicarbonate means that graffiti can
be removed from painted surfaces,
in some cases without damage to
the base paint.

sent to them. Having more landlords par-
ticipate, and avoiding the delay caused by
unnecessary moves, would allow the
newly available money to flow more
quickly to benefit low-income tenants.

We also promoted the idea of a housing
trust or endowment so that capital money
could be used to fund cash housing assis-
tance over the long term. For us asland-
lordsit isnot very important whether cash
housing assistanceis funded from the
governments’ operating budgets or from
their capital budgets, but governments
want to give only capital money, and
housing advocates want permanency. The
trust or endowment plan provides for per-
manency from capita funding, while d-
lowing the use of cash housing allow-
ances to tap existing housing.

We were very happy to learn that $80M
out of $601M is earmarked for 5,000 rent
supplements in the Canada-Ontario hous-
ing agreement. After al the positive state-
ments of policy over thelast few months,
we expected good things about how that
money can be spent. But recently FRPO
learned that things are not so positivein
practice, and CFAA has confirmed that
significant problems exist in the detail s of

(Continued on page 7)
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From GTAA’s“Building Blocks” (June 2005)

The Greater Toronto Apartment
Association recently retained Will
Dunning Inc. to do a study on the cost-
benefits of housing allowancesin an effort
to prove to government now is the timeto
address this housing option more serioudly.
Here isthe Executive Summary of Mr.
Dunning’ sreport.

The federal and Ontario governments have
committed $602 million to an Affordable
Housing Program, which will subsidize the
creation of new rental housing and provide
rent supplements to low income
households. While Greater Toronto
Apartment Association (GTAA) hasno
disagreement with increasing the number
of rent supplements, we question whether
now is the time to subsidize new rentals,
especialy in the Greater Toronto Area.

The City of Toronto has proposed that
some funding of homeless shelters could
be converted to provide rent supplements,
which are much less costly than shelters.

We asked housing economist Will
Dunning to review the issues. Hisreport -
Review of Rental Market Opportunitiesin
the City of Toronto - is available from
GTAA. Key conclusions of thereport are:
- At present about 11,000 rental
apartments are vacant within the City of
Toronto. The vacancy rate isforecast to
rise until a least 2007 when there would
be 18,000 to 20,000 vacant units. Even if
the vacancy rate beginsto fall after 2007,
by 2009 there would be 15,000 to 16,000
vacant units within the City of Toronto.
-Vacancies are widdy distributed across
the City and there are considerable
vacancy ratesat dl rent levels.
- The City of Toronto has an objective to
create 1,000 new affordable rental units
(i.e. with rents similar to average rents)
per year. Given the current and
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(Continued from page 6)
the agreement.

The Provincia housing authorities would
like flexibility about how they spend the
money on rent supplements. However,
due to limits decided on earlier by the Fed-
era Cabinet, the Federal negotiators (from
CMHC), and the Department of Finance,
insisted on terms that

- require vacant units (so no in-situ sup-
plements);
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anticipated levels of vacancies, thereis
no pressing need to expand therental
supply, asthiswould only result in an
increasein an already very high number
of vacant units. At acost of $25,000 per
unit for each of the three levels of
government, the creation of new rental
housing would be wasteful at thistime.

- The City also has an objective to create
500 new rent supplement opportunities
per year, which would assist households
who cannot afford to pay market rents.

- These rent supplement opportunities
could be readily accommodated within
the existing rental housing inventory,
without the need to construct new rental
housing. If the housing is provided
within the existing market, it requires one
subsidy — arent supplement. But if
provided in new housing, two subsidies
arerequired — the rent supplements plus
the development assistance.

- To meet the City’ s objective over afive
year period, without constructing new
rental units, would cost about $263
million (assuming that the rent
supplements are provided for 15 years).
If the City’ s approach also includes
constructing 1,000 new rental units per
year for five years, thetotal cost would
be about $513 million. Thiswould
regquire an unrealistic share (85%) of the
total funding ($602 million) available for
all of Ontario.

- requirethe money to be spent in 5 years
(so no housing trusts or endowments); and

- require the money to be paid to landlords
not tenants (so no portable housing all ow-
ances).

Virtually all Ontarians now live
in adequate housing. They don’t
need to move into new units; they
just need help to pay the rent
wherever they live.

- The City has proposed that per diem
funds for shelters be converted to rent
supplements. The City provides an
example of potential benefits, in which
100 residents of “Tent City” were housed
using rent supplements plus other
supports rather than being housed in
shelters - this approach reduced costs by
28%. Applying this 28% factor: if 10%
of the shelter budget was converted to
rent supplements, the savings could be
used to assist about 280 families (without
reducing the number of homeless people
who are assisted). 1f 25% of the shelter
budget was converted, about 800
additional families could be assisted.

This estimate assumes that the additional
beneficiaries don’t require any assistance
other than the shelter allowances - if
other supports are required, the number
of new opportunities would be
correspondingly reduced.

Wil Dunning is an economic consultant who
specializesin housing market analysis. His
website is www.wdunning.com.

Given the current and anticipated
levels of vacancies, there is no
pressing need to expand the
rental supply ... the creation of
new rental housing would be
wasteful at this time.

We understand that these limits will not
necessarily be part of the rent supplement
or housing allowance tools in the new
Housing Framework toolkit, which is now
being devel oped.

Aslandlords we need to work hard to per-
suade dl the relevant policy makersand
palicy implementersthat portable housing
allowances and flexible rent supplements
are avaluable part of the housing policy
toolkit. Low income tenants need action,
our industry needs action and Canada' s
economy needs action.
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By Al Kemp, CEO, ROMA BC

Housing affordability is an issue of income
shortage, not an issue of housing shortage.
No one can build “affordable” housing
today. Putting one unit of new housing in
place costs $100,000 to $200,000, if dl
actual costs, including land and cost of
money are included. The only way to make
that unit affordable is either to subsidize the
cost to build and operate it or supplement
therent to alevel that makes the unit
economically viable for itsresidents.

No one — private sector, public sector or
government — can build anything new that is
anywhere near aslow cost as the housing
peoplein core need already livein.

According to Canada Mortgage and
Housing Corporation, there are 8,830
householdsin Victoriain core housing need.
Assuming land was available, 8,830 housing
units would cost over $1 billion to create —
clearly not remotely possible.

Victoria doesn’t lack 8,830 housing units
for peoplein coreneed. Thevast majority
of these individuals and families are living
in acceptable housing. The problem isthey
cannot afford that housing, so must
compromise by spending insufficient money
on other necessities of life.

Portable housing allowances address the
issue of income shortage. They arenot tied
to a contract between a government or
public housing agency and arental property
owner. They are a contract between a
government and a renter with insufficient
income to afford acceptable housing.

A 1996 Ontario study concluded that the
monthly cost of helping one core need
household with a shelter allowance was
$137, compared to a monthly cost of $980
to provide one new unit of rental housing.
Stated otherwise, $980 in housing assistance
will house one family in anewly built unit
or make exigting housing affordabl e for
seven families!

So how does thisrelate to the current
housing situation in Victoria? The October
2004 rental survey conducted by the Canada
Mortgage and Housing Corporation reported
the following:
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- Therental apartment vacancy ratein the
City of Victoriawas 0.6%, meaning six of
every 1000 rental units were vacant and
available for rent.

Therental apartment availahility rate
in the City of Victoriawas 1.9%,
meaning 19 out of every 1000 rental
units were either vacant or occupied,
but available for rent, i.e. the existing
tenant had given notice to end the
tenancy.

The average rent was $673, up $9 or
1.4% from 2003.

The average rent for two bedroom
apartments — about 30% of the units
surveyed — was $799, up $10 or 1.3%
from 2003.

The average rent for one bedroom
apartments — about 57% of the units
surveyed — was $630, up $11 or 1.8%
from 2003.

23,709 rental units were reported.*

* The latest CRD data for 2004 reports
26,290 apartment units and 3,548
duplexes, for atotal of 29,838 units. The
CMHC total represents about 80% of this
number.

While on the surface thisindicates a
shortage of renta accommodation, the
survey reports only buildings with three
or more units. In Victoria duplexes,
houses and secondary suites congtitute a
major portion of the rental stock.

Because many of the secondary suites are
not in conformance with zoning bylaws, it
isimpossible to estimate with any
certainty what thistotal number is. My
speculation isthere are somewhere
between 3,000 and 5,000 “illegal” suites
in Victoria. Added to thismust be the
number of single family homes (CRD
reports 8,791) that are rented rather than
owner occupied.

The purpose in providing thisinformation
isto indicate that a vacancy rate of 0.6%
does not tell the story accurately. Thereis
areported availability of units about three
times greater, plus the smaller properties
are not included in the study — availability
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rates for in-home suites, duplexes and
rented sngle family homes may be
significantly different.

Turning to the reported rental rates, the
1.4% average increase is consistent with
therate of increase in virtually every one
of the past ten years— at or below therate
of inflation. Unquestionably rentsin
Victoriaarenot “chasing’ therelative
increases in property values. Thisis
particularly significant when one considers
that under the new Residential Tenancy
Act, BC hasrent controls. The maximum
allowable rent increase in 2004 was 4.6%
(3.8% for 2005). Further, thislimit applies
only to existing tenancies, owners are free
to raise rents by any amount between
tenancies.

This 1.4% average rent increaseis not
dightly below the maximum allowable. It
isactually and statistically very much
below. Thislow rate of increaseiseven
more significant when one consdersthat a
portion of this 1.4% -- perhapsalarge
portion — came from increases between
tenancies. Stated otherwise, many —
perhaps most — Victoria landlords choose
not to raiserents routinely every year,
rather to raise them when tenants turn over.

A portable housing allowance can be
immediately available and will
immediately enable householdsin core
need to redirect some of their scarce
resources away from rent and toward food,
clothing and other necessities that they
cannot purchase today because of the
amount of income that must go toward
housing.

It isworth noting that Federal Housing
Minister Joe Fontana both favours portable
housing allowances and has announced
that thereis currently $800 million of
federal money earmarked for affordable
housing, subject only to it being matched
by the provinces. Some of that money
could be availableto BC and Victoriaas
portable housing allowances.
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