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Aguila-Wong, Christine

To: Regional Clerk
Subject: RE: Regional Council Decision - Purpose-Built Rental Housing Initiatives

 

From: Regional Clerk [mailto:ClerkGeneralLine@york.ca]  
Subject: Regional Council Decision - Purpose-Built Rental Housing Initiatives 
 
On October 17, 2019 Regional Council made the following decision: 
 

1. Council approve the new interest free Development Charge Deferral for Affordable, Purpose-Built 
Rental Buildings policy (Revised Attachment 1), to support development of rental housing affordable to 
mid-range income households. 

2. Council approve revisions to York Region’s 36-month Development Charge Deferral for Purpose-Built 
Rental Buildings policy, as outlined in Attachment 2, to align with changes from Bill 108. 

3. Council authorize staff to amend the development charge deferral agreement for the proposed 175 
Deerfield Road purpose-built rental building, in the Town of Newmarket, in order to incorporate the new 
development charge deferral policy identified as Attachment 1 to this report, should the agreement be 
executed prior to this policy being approved and coming into effect. 

4. Staff be directed to consult on the draft Community Improvement Plan for Affordable Rental Housing 
Incentives and report back to Council (Attachment 3). 

5. Council authorize staff to provide the development charge deferral options outlined in the new 
development charge deferral policy identified in Attachment 1 to 8010 Kipling Avenue, a proposed 
purpose-built rental building, when this policy is approved and comes into effect provided it satisfies all 
of the requirements of the policy, save and except for the four (4) storey requirement. 

6. The Regional Clerk circulate this report to local municipalities, the Ministers of Finance and Municipal 
Affairs and Housing, and the Building Industry and Land Development Association – York Chapter 
(BILD). 

The original staff report is attached for your information.  
 
Please contact Sandra Malcic, Director, Long Range Planning at 1-877-464-9675 ext. 75274 and/or Ed 
Hankins, Director, Treasury Office at 1-877-464-9675 ext. 71644 if you have any questions with respect to this 
matter. 
 
Regards, 
 

Christopher Raynor | Regional Clerk, Regional Clerk’s Office, Corporate Services 
------------------------------------------------------------------------------------------------------------------------ 

The Regional Municipality of York | 17250 Yonge Street | Newmarket, ON L3Y 6Z1  
O: 1-877-464-9675 ext. 71300 | christopher.raynor@york.ca | www.york.ca 

Our Values: Integrity, Commitment, Accountability, Respect, Excellence 
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The Regional Municipality of York 

Committee of the Whole  
Planning and Economic Development 

October 10, 2019 
 

Report of the Commissioner of Finance, the Commissioner of Corporate Services  
and the Chief Planner 

Purpose-Built Rental Housing Incentives 

1. Recommendations 

1. Council approve the new interest free Development Charge Deferral for Affordable, 
Purpose-Built Rental Buildings policy, as per Attachment 1, to support development 
of rental housing affordable to mid-range income households 

2. Council approve revisions to York Region’s 36-month Development Charge Deferral 
for Purpose-Built Rental Buildings policy, as outlined in Attachment 2, to align with 
changes from Bill 108 

3. Council authorize staff to amend the development charge deferral agreement for the 
proposed 175 Deerfield Road purpose-built rental building, in the Town of 
Newmarket, in order to incorporate the new development charge deferral policy 
identified as Attachment 1 to this report, should the agreement be executed prior to 
this policy being approved and coming into effect  

4. Staff be directed to consult on the draft Community Improvement Plan for Affordable 
Rental Housing Incentives and report back to Council (Attachment 3) 

5. The Regional Clerk circulate this report to local municipalities, the Ministers of 
Finance and Municipal Affairs and Housing, and the Building Industry and Land 
Development Association – York Chapter (BILD) 

2. Summary 

Incentivizing the development of purpose-built rental housing supports the creation of 
complete communities by helping address housing needs throughout York Region. To 
accomplish this, and support the development of rental housing affordable to mid-range 
income households, staff recommend that Council approve a new Development Charge 
Deferral for Affordable, Purpose-Built Rental Buildings policy, as outlined in Attachment 1. 
Staff also recommend that Council approve revisions to the existing 36-month Development 
Charge Deferral for Purpose-Built Rental Buildings policy, as per Attachment 2, to 
incorporate administrative updates, stakeholder feedback and to comply with Bill 108, More 
Homes, More Choice Act, 2019.  

https://www.ola.org/sites/default/files/node-files/bill/document/pdf/2019/2019-06/b108ra_e.pdf
https://www.ola.org/sites/default/files/node-files/bill/document/pdf/2019/2019-06/b108ra_e.pdf
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In addition, this report provides an update to Council on the preparation of a Community 
Improvement Plan (CIP) for affordable rental housing (Attachment 3). This CIP would help 
facilitate financial grants and waivers to development proponents, in consultation with local 
municipalities.  

Key Points:  

• An increased purpose-built rental housing supply will help address housing gaps for 
mid-range income households  

• Council has previously endorsed the provision of incentives for purpose-built rental 
developments to address housing gaps for mid-range income households  

• Supporting the development of housing options affordable for mid-range income 
households supports the local economy and businesses by providing housing options 
for the local workforce  

• Encouraging the development of new purpose-built rental housing through 
development charge deferrals, with an emphasis on developments that are affordable 
and that align with Council objectives, will support the creation of complete 
communities   

• If an agreement is executed for the proposed 175 Deerfield Road (Town of 
Newmarket) under the existing 36-month Development Charge Deferral policy prior to 
Council approving a new longer-term development charge deferral policy  for 
affordable purpose-build rental, staff is recommending that it be amended to 
incorporate any longer deferral for which the project is eligible in accordance with the 
new policy 

• A Community Improvement Plan for Affordable Rental Housing Incentives will provide 
additional options for incentives   

3. Background  

There are housing gaps throughout York Region  

Efforts to address housing needs are articulated nationally through A Place to Call Home: 
Canada’s National Housing Strategy and provincially through the Housing Supply Action 
Plan and Community Housing Renewal Strategy. Efforts are also articulated throughout the 
Region’s Strategic Framework of Vision 2051, the Regional Official Plan, the updated 
Housing and Homeless Plan: Housing Solutions: A Place for Everyone (on the same Council 
agenda as this report) and through local municipal Official Plans, Housing Strategies and 
other policy approaches. Notwithstanding efforts at all levels of government to meet housing 
need, housing gaps remain in York Region, including:  

• York Region has the lowest supply of rental housing in the GTHA, with low vacancy rates 
and high rents  

https://www.placetocallhome.ca/-/media/sf/project/placetocallhome/pdfs/canada-national-housing-strategy.pdf
https://www.placetocallhome.ca/-/media/sf/project/placetocallhome/pdfs/canada-national-housing-strategy.pdf
https://files.ontario.ca/mmah-housing-supply-action-plan-21may2019.pdf
https://files.ontario.ca/mmah-housing-supply-action-plan-21may2019.pdf
https://www.ontario.ca/page/community-housing-renewal-strategy
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• In 2018, there was no new ownership housing units affordable to the lowest earning 50 
per cent of existing households  

• In 2018, average resale prices for ground related units were affordable to less than 20 
per cent of existing households and average resale prices of condominium units were 
affordable to less than 40 per cent of households 

In addition to a lack of housing affordability, availability of housing by built form and location 
also has gaps. In general, larger, family-sized units are found at the periphery of our 
communities, whereas smaller sized condominium units are more prominent in the Region’s 
Centres and Corridors.  

Council has supported incentives to promote purpose built rental housing  

In June 2018, the Draft Rental Housing Incentives Guideline was endorsed by Council, which 
included potential incentives to support development of purpose-built rental housing 
affordable to mid-range income households. Subsequent to approving the Draft Guideline, in 
March 2019 Council enacted a bylaw to designate areas identified as  “urban” or “towns and 
villages” in the Regional Official Plan as a Community Improvement Project Area (CIPA) in 
respect of affordable purpose-built rental housing.  

Building on the principles outlined in the Draft Rental Housing Incentives Guidelines, York 
Region’s CIP for Affordable Rental Housing Incentives would have two main purposes: 

1. Provide for an upper-tier development application fee waiver  
2. Be structured to allow for local municipal utilization of the CIP to provide grants 

and waivers relating to taxes and fees 

The CIP would help to align local municipal and Regional objectives to support affordable 
rental housing throughout our communities. As staff are recommending a development 
charge deferral, rather than a Tax Increment Equivalent Grant (TIEG), a CIP is not required 
at this time. This report recommends that staff consult with local municipal staff regarding 
which programs, if any, they would like incorporated into a CIP. Local municipal utilization of 
an upper tier CIP may have Regional administrative and financial implications that staff will 
assess and outline to Council accompanying the proposed CIP programs.  

In September 2019, through the 2019 Water and Wastewater Capacity Assignment to 
Support Growth staff report, Council authorized staff to establish a servicing allocation 
reserve of 4,000 persons to support and incent purpose-built rental housing initiatives, 
subject to area constraints.  

Addressing housing gaps will have a positive impact on York Region’s 
communities  

Addressing housing supply gaps will positively impact York Region’s communities by 
supporting the economic development of businesses, as well as the social, economic and 
physical health of residents and workers. It is important to the Region’s competitiveness and 
city building initiatives to provide a mix and range of residential built forms and tenures 

https://www.york.ca/wps/wcm/connect/yorkpublic/1db1144e-bdc7-4d98-ba9d-a90474a8d04d/jun+21+draft.pdf?MOD=AJPERES
https://yorkpublishing.escribemeetings.com/filestream.ashx?DocumentId=3168
https://yorkpublishing.escribemeetings.com/filestream.ashx?DocumentId=3571
https://yorkpublishing.escribemeetings.com/filestream.ashx?DocumentId=3169
https://yorkpublishing.escribemeetings.com/filestream.ashx?DocumentId=3169
https://yorkpublishing.escribemeetings.com/filestream.ashx?DocumentId=7693
https://yorkpublishing.escribemeetings.com/filestream.ashx?DocumentId=7693
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across the nine local municipalities. Providing sufficient housing options will allow businesses 
to attract employees, and support seniors and young adults to stay in their communities. By 
addressing housing gaps, York Region will support the creation of complete communities 
where housing is affordable for residents and workers to live, work and play closer to home.  

Increased affordable purpose-built rental housing supply would help address 
housing gaps for mid-range income households 

An increased purpose-built rental supply could help address housing gaps for mid-range 
income households. Mid-range income households are those that earn between the fourth 
and sixth deciles of the income distribution, or households annually earning between 
approximately $80,000 and $120,000 in 2018. They are not eligible to apply for community 
housing and the market is not providing the range of housing options required to meet their 
needs.  

Rental housing provides an affordable alternative to ownership and supports residents to live 
closer to public transit and in more compact, complete communities. In addition to 
addressing affordability concerns, rental housing provides flexibility for those that do not want 
to be tied to the obligations of owning a home.   

Bill 108 will change how development charges are levied for rental development  

On June 6, 2019, More Homes, More Choice Act, 2019 (Bill 108), received Royal Assent. Bill 
108 included a suite of legislative, regulatory and policy changes aimed at increasing new 
market ownership and rental housing supply.  

Bill 108 amends the Development Charges Act, 1997 allowing developers to lock in 
development charge rates on the day upon which a site plan or zoning application for the 
development is made. Furthermore, rental developments would not have to pay development 
charges until the earlier of occupancy permit or first occupancy of the development, and 
continue to pay, in equal annual installments, for the ensuing five years. Based on 
consultation with Provincial staff, it is expected that the changes to the Act will come into 
effect on January 1, 2020. 

4. Analysis  

Staff recommend a new Affordable Purpose-Built Rental Housing Development 
Charge Deferral policy and minor amendments to the existing 36-month 
Development Charge Deferral policy 

This report recommends that Council approve two development charge deferral policies for 
purpose-built rental housing, outlined as follows: 

1. Approve the new, longer term Development Charge Deferral for Affordable, Purpose-Built 
Rental Buildings policy (Attachment 1), to support development of rental housing 
affordable to mid-range income households 
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2. Revise the existing 36 month Development Charge Deferral for Purpose-Built Rental 

Buildings (Attachment 2), to reflect stakeholder feedback, incorporate administrative and 
technical updates and to align with legislated changes identified in Bill 108  

The Affordable, Purpose-Built Rental Buildings Development Charge Deferral policy will be 
available for a maximum of 1,500 units over the initial 3-year period for developments that 
meet the affordability criteria. The 36 month deferral policy has no review period set and is 
meant to support development of rental housing at all price points.  

The new longer term deferral policy will continue on an ongoing basis, with a 3-year review 
prior to the end of the Council term to assess its impact on facilitating the development of 
affordable purpose-built rental housing throughout York Region. This policy will be applicable 
to the Community Improvement Project Area as per Bylaw No. 2019-15 for areas identified 
as “Urban” and “Towns and Villages” in the York Region Official Plan.  

Key terms of the development charge deferral programs are set out below (for additional 
detail, see Attachments 1 and 2): 

• Applies to purpose-built rental tenure only and must remain rental for a minimum of 
20 years 

• Applies to buildings a minimum of 4 storeys in height  

• The local municipality where the development is located will provide similar or better 
incentives, relative to the Regional incentive  

To qualify for the new longer term deferral policy, a development must achieve rents of 175 
per cent average market rent (AMR) or less, on average, by bedroom type, maintained for a 
minimum of 20 years. 

The length of the deferral would vary based on the location, size and affordability of the 
development, as outlined in Table 1.  

  

https://www.york.ca/wps/wcm/connect/yorkpublic/c330d8f8-9cf2-4ace-869c-3db34bc43479/Development+Charge+Deferral+for+Purpose-Built+High+Density+Rental+Buildings+-+Finance+%283%29.pdf?MOD=AJPERES&CVID=mu8rlPG
https://www.york.ca/wps/wcm/connect/yorkpublic/c330d8f8-9cf2-4ace-869c-3db34bc43479/Development+Charge+Deferral+for+Purpose-Built+High+Density+Rental+Buildings+-+Finance+%283%29.pdf?MOD=AJPERES&CVID=mu8rlPG
https://yorkpublishing.escribemeetings.com/filestream.ashx?DocumentId=3571
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Table 1 
Regional Rental Development Charge (DC) Deferral Incentives  

Duration of Regional DC 
Deferral  

Requirements 

36 Month Purpose-built rental of four storeys or more, with no affordability criteria, 
applicable anywhere in York Region   

5-Year  As above, with affordability criteria applied (175% AMR*)  

10-Year 5-Year Deferral Requirements 
AND 

• Located in Regional Centres and Corridors 
10-Year 5-Year Deferral Requirements:                                   

AND              
• Minimum of 100 dwelling units  

                        AND 
• A minimum of 50 per cent (%) of the total number of dwelling units 

in the purpose-built rental building must have two (2) or more 
bedrooms**  

20-Year 5-Year Deferral Requirements: 
AND 

• Located in Regional Centres and Corridors 
AND 

• Minimum of 200 dwelling units  
            AND 

• A minimum of 50 per cent (%) of the total number of dwelling units 
in the purpose-built rental building must have two (2) or more 
bedrooms** 

*AMR stands for Average Market Rents, which refers to the average actual rents charged for private apartments 
in York Region calculated and published annually in the Canada Mortgage Housing Corporation (CMHC) Fall 
Rental Market. 
** Units that achieve one-hundred and twenty-five (125) per cent (%) AMR or less, by bedroom type, do not have 
to satisfy the unit split requirement and may be excluded from the total number of units used to calculate the unit 
split calculation. See the Development Charge Deferral for Affordable, Purpose-Built Rental Buildings policy 
(Attachment 1) for more detail. 

Staff recommend that the rental tower at 175 Deerfield Road in the Town of 
Newmarket be eligible to access the proposed affordable rental deferral 
program   

The development proposal for 175 Deerfield Road includes a 15-storey, purpose-built rental 
development, with approximately 220 units. In the event that the proponent enters into a 
development charge deferral agreement for the rental tower portion of the development 
under the existing 36 Month Development Charge Deferral for Purpose-Built Rental Buildings 
policy, staff recommend amending the agreement to provide access to the new, longer term 
Development Charge Deferral for Affordable, Purpose-Built Rental Buildings policy. This is in 

https://www.york.ca/wps/wcm/connect/yorkpublic/c330d8f8-9cf2-4ace-869c-3db34bc43479/Development+Charge+Deferral+for+Purpose-Built+High+Density+Rental+Buildings+-+Finance+%283%29.pdf?MOD=AJPERES&CVID=mu8rlPG
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recognition that the project brings affordable rental housing to the Region’s Centre’s and 
Corridors and should not penalized due to the timing of this report.  

The recommended development charge deferrals align with Bill 108 

For developments that are in the development process when Bill 108 is proclaimed, the 
existing timeframes will apply. That is, development proposals with site plan or zoning 
submissions prior to Bill 108 proclamation will have development charge rates determined 
and the start of the deferral beginning at building permit issuance.  

Under the proposed policy, eligible applications submitted after proclamation would have 
development charge rates determined at site plan or zoning application submission and 
deferral beginning at occupancy. 

The development charge deferrals proposed are interest free, providing a better incentive 
than what is offered in Bill 108. In order for a proponent to opt into the Region’s development 
charge deferrals, they would forgo the phased payments offered under Bill 108 in favour of 
an interest free, longer-term development charge deferral duration. Opting in to the Regional 
Development Charges Deferral would need to occur prior to when payment is due.  

New rental units provided through the policy must be affordable to mid-range 
income households, with greater depths of affordability encouraged 

A criterion to access the proposed new development charge deferral is that rents in the 
development may not, on average, exceed 175 per cent AMR of private purpose-built 
apartments by bedroom type, consistent with the criterion previously reported to Council. 
Based on the standard that a maximum of 30 per cent of gross income be spent on housing, 
this threshold is affordable to mid-range income earners. Specifically, bachelor, 1- and 2-
bedroom units are affordable to all mid-range income households and 3-bedroom units, on 
average, would be available to the highest earning mid-range income households.  

As noted through the double asterisk (**) on Table 1, units meeting greater depths of 
affordability, specifically 125 per cent AMR or less, may be excluded from the unit split ratio 
required to access higher incentive levels. This greater depth of affordability is used by 
CMHC to allow development proponents to access the Rental Construction Financing 
Initiative, which provides lower cost loans encouraging construction of rental housing. This 
depth of affordability is often delivered through 1 bedroom units. Excluding these units from 
the unit split calculation removes potential conflict with other programs (notably CMHC), and 
may encourage greater depths of affordability in accordance with the Council endorsed 
principles for incentives.  

It is recommended that the proposed development charge deferral programs 
identified in Table 1 also apply to Community Benefits Charges when they are in 
place 

Based on the proposed regulatory framework released by the Province in June, 
municipalities will have until January 1, 2021 to adopt their first Community Benefits Charge 

https://www.york.ca/wps/wcm/connect/yorkpublic/1db1144e-bdc7-4d98-ba9d-a90474a8d04d/jun+21+draft.pdf?MOD=AJPERES
https://www.cmhc-schl.gc.ca/en/nhs/rental-construction-financing-initiative
https://www.cmhc-schl.gc.ca/en/nhs/rental-construction-financing-initiative
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Bylaws. Once a Community Benefits Charge Bylaw is in place, regional growth related costs 
pertaining to court services, public health, social housing and senior services – capital 
component would be recovered through community benefit charges rather than through 
regional development charges.   

It is recommended that the deferral policy apply to community benefits charges beginning 
when the Region passes, and has in-effect, a new Community Benefits Charge Bylaw.  

The incentives are structured to align with Council objectives to make rental 
happen  

The development charge deferral policies are structured to provide an increasing length of 
available deferrals in a manner that aligns with Council objectives to make rental happen. In 
particular, development proponents will receive longer development charge deferrals for 
larger, transit supportive, affordable developments located in York Region’s centres and 
corridors.  

Structuring the thresholds under 5, 10 and 20-Year increments encourages the development 
of larger, affordable purpose-built rental buildings in locations that align with York Region’s 
city building initiatives. This policy, with the revised 36 month development charge deferral 
policy, will promote development of complete communities by increasing live/work 
opportunities through the provision of affordable housing options for the local workforce.  

The draft Community Improvement Plan is attached to inform Council on how 
staff plan to use this tool to further incentivize affordable purpose-built rental 
housing  

The development charge deferral policies articulated do not require a CIP for 
implementation. However, they are explained in the draft CIP for information (Attachment 3). 
The draft CIP is attached to inform Council on how staff plan to use this tool to further 
promote affordable purpose-built rental housing throughout York Region.  

Although staff recommend focusing on development charge deferrals as Regional incentives, 
a CIP will enable York Region to provide application fee waivers and allow local 
municipalities to issue grants and waivers by utilizing the Region’s CIP. To support our 
communities in developing affordable housing, staff will consult with our partners on local 
municipal programs which could be administered through York Region’s Affordable Housing 
CIP. Staff will report to Council and schedule a statutory public meeting on the finalized CIP 
upon completion of consultations with local municipal staff.  

5. Financial 

The recommended incentives minimize impact on the tax base 

Staff updated the proposed incentives from the grants as considered and outlined in the Draft 
Rental Incentives Guidelines to a long-term development charge deferral in order to minimize 
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impact on the tax base. Deferrals can be financed, whereas TIEGs require direct funding to 
provide grants from the municipality to the developer. 

It is recommended that the deferral for affordable, purpose-built rental be 
available to a maximum of 1,500 units over a 3-year period  

Based on staff analysis, the estimated net present value of the cost to the Region using 
current development charge rates would range from approximately $4,180,000 to 
$14,190,000 for a total of 1,500 units, depending on the length of deferral. 

Although this can impact development charge collections for York Region over the next 20 
years, the corresponding benefits to providing rental housing supports social development 
and economic growth across the Region.  

6. Local Impact 

Local municipal staff have been instrumental in development of the rental 
incentives proposed in this report 

Local municipalities are key partners in addressing mid-range income affordable housing 
needs through the private market. Input received through the York Region/Local Municipal 
Housing Working Group has been instrumental in gaining a better understanding of local 
municipal housing markets and challenges, as well as developing the development charge 
deferral policies and draft CIP. 

The Region’s process to consider incentives requires local municipal staff support for a 
development prior to regional consideration. Once support of a development is committed to 
by both municipal levels, local municipal staff will be instrumental to ensure delivery of rental 
units through the development review and approval processes.  

In consultation with, and at the request of local municipalities, Council could consider 
applying the incentive framework to developments in Major Transit Station Areas outside of 
Regional Centres and Corridors, provided that they meet the criteria.  

Local municipal participation will be required  

A long standing principle of Regional financial incentives has been that of local municipal 
participation. Local participation will be required for any financial incentives package to be 
successful. A rental development supported by the Region will also require support from the 
local municipality it is located within. Participation on the part of the local municipalities will 
be similar, if not better, to the satisfaction of the Region. 
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Further consultations with local municipal partners will be required to finalize a 
Community Improvement Plan 

Staff are planning further consultations with our local municipal partners to determine the 
programs to be included in York Region’s Affordable Housing CIP. In the case that a 
municipality wants to provide waivers or grants, the York Region draft CIP is proposed to be 
structured to allow for the participation of municipal programs upon Council holding a public 
meeting to adopt the finalized CIP and corresponding bylaw. Staff are planning on pursuing a 
CIP to provide an upper-tier application fee waiver, but have relied on development charge 
deferrals to incentivize affordable purpose-built rental housing rather than providing an 
upper-tier TIEG program. Local municipalities may still want a TIEG program to be 
administered through York Region’s CIP, which requires additional direction from our local 
municipal partners that would be incorporated into the final CIP.  

The ability for local municipalities to participate in York Region’s affordable housing CIP is 
intended to reduce redundancies and encourage consistencies in the implementation of 
rental incentives throughout York Region. A number of municipalities are developing local 
Housing Strategies and are working on providing rental incentives, including local official plan 
amendments, to allow for participation in the Region’s CIP. 

7. Conclusion 

The need for more housing options for mid-range income households has been long 
established. The most effective way to bolster housing supply affordable to mid-range 
income households is to support the development of new purpose-built rental housing. Staff 
are recommending that a new Development Charge Deferral for Affordable, Purpose-Built 
Rental Buildings policy be approved and that the existing 36 Month Development Charge 
Deferral for Purpose-Built Rental Buildings be amended. In addition, staff plan to report back 
on the draft CIP after consulting with local municipalities on the relevant programs (such as a 
local municipal TIEG) to include in the implementation document. This is to support local 
municipal utilization of York Region’s CIP in the development of affordable, purpose-built 
rental housing.  

Staff will also report on the uptake of the purpose-built rental incentives on a regular basis 
through the annual Affordable Housing Measuring and Monitoring exercise. Staff plan to 
evaluate the incentives provided and how they meet the objective of developing a greater 
mix and range of housing options prior to the end of this Council term. Over this 3-year 
period, staff will review other policy and process related approaches to facilitate purpose-built 
rental developments. This will help in the creation of complete communities by supporting 
affordable housing options for residents and workers throughout York Region.  
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For more information on this report, please contact Sandra Malcic, Director, Long Range 
Planning at 1-877-464-9675 ext. 75274 and/or Ed Hankins, Director, Treasury Office at 1-
877-464-9675 ext. 71644. Accessible formats or communication supports are available upon 
request. 

 
Recommended by: Paul Freeman, MCIP, RPP 

Chief Planner  

Laura Mirabella, FCPA, FCA 
Commissioner of Finance and Regional Treasurer  

 Dino Basso 
Commissioner of Corporate Services  

Approved for Submission: Bruce Macgregor 
 Chief Administrative Officer 
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REVISED ATTACHMENT 1 
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Status:  Draft 

 
Development Charges Deferral for Affordable, Purpose-Built 

Rental Buildings  
 

Approved By: Council 

Approved On:    

Last Reviewed: Not applicable 

 

Policy Statement 
A policy governing the deferral of Regional development charges and area-specific 
development charges, as the case may be, for affordable, purpose-built rental buildings 
that are a minimum of four (4) storeys that are above grade. 

Upon the date a community benefits charges bylaw is passed by Regional Council and 
comes into effect, this policy shall include the deferral of the Regional community 
benefits charges applicable to affordable, purpose-built rental buildings. 

Application 
This policy may apply to affordable, purpose-built rental buildings located within the 
boundaries of the Urban Area and Towns and Villages as identified in York Region 
Official Plan, Map 1 Regional Structure, subject to the terms and conditions as set out in 
this policy and/or modified through the required agreements.  

For the purposes of this deferral, the development may be registered as a 
condominium, but it must be entirely operated as a rental property for a period of not 
less than twenty (20) years. 

In order to be eligible, the development must be a minimum of four (4) storeys and must 
be affordable to the midrange income cohort (household incomes that fall between the 
fourth (4th) and sixth (6th) deciles of income distribution for York Region) with average 
rents that are less than, or equal to, one-hundred and seventy-five (175) per cent of 
Average Market Rent (AMR) for private apartments, by bedroom type.  
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Purpose 
The purpose of this policy is to incentivize the development of affordable, purpose-built 
rental buildings that are a minimum of four (4) storeys that are above grade. Additional 
affordable, purpose-built rental buildings could achieve the following outcomes: 

• Increased affordable purpose-built rental supply in the Region 

• More complete communities offering a range of housing options 

• Promote live/work within the Region 

Definitions 
Act:  The Development Charges Act, 1997, S.O. 1997, c. 27, as amended, revised, re-
enacted or consolidated from time to time, and any successor statute 

Affordable: Rental housing that is less than, or equal to, one-hundred and seventy-
five (175) per cent of Average Market Rent (AMR) for private apartments, by 
bedroom type 

Average Market Rent (AMR): The average actual rents paid by tenants for private 
apartments in York Region, calculated and published annually through the Canada 
Mortgage and Housing Corporation (CMHC) Fall Rental Market Report 

Bedroom: Shall meet the requirements of a bedroom under the Building Code Act, 
1992, S.O. 1992, c. 23 as amended, revised, re-enacted or consolidated from time 
to time, and any successor statute and/or the requirements of a bedroom under 
Ontario Regulation 332/12 as amended, revised, re-enacted or consolidated from 
time to time, and any successor statute  

Community Benefits Charges: The Region’s Community Benefits Charges, 
established by a Community Benefits Charges Bylaw, under section 37 of the 
Planning Act, R.S.O. 1990, c. P. 13, as amended, revised, re-enacted or 
consolidated from time to time, and any successor statute 

Development:  The construction, erection or placing of one or more buildings or 
structures on land or the making of an addition or alteration to a building or structure 
that has the effect of increasing the size or changing the use thereof from non-
residential to residential or from residential to non-residential and includes 
redevelopment 

Development Charges:  The Region’s Development Charges, including the area-
specific wastewater development charges for the Village of Nobleton 
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Dwelling Unit: Means a room or suite of rooms used, or designed or intended for 
use by one person or persons living together, in which culinary and sanitary 
facilities are provided for the exclusive use of such person or persons 

Local Centres: The specific Local Centres that qualify under this policy are: 

• Georgina: Keswick Secondary Plan Urban Centres as well as applicable portions 
of the Woodbine Corridor 

• King: Core Areas in King City and Nobleton, as well as the King City Go Station 
Area 

• Whitchurch-Stouffville: Community Core Area and Western Approach Area within 
the Community of Stouffville  

Regional Centres and Corridors: The Regional Centres are as depicted on Map 1 
– Regional Structure, York Region Official Plan - 

• Markham Centre (Highway 7 and Warden Avenue) 

• Newmarket Centre (Yonge Street and Davis Drive) 

• Richmond Hill/Langstaff Gateway (Highway 7 and Yonge Street) 

• Vaughan Metropolitan Centre (Highway 7 and Jane Street) 

 
For further information on areas identified as Regional Centres and Corridors 
please contact the Director of Community Planning at extension 71505 
 
Restrictive Covenant: A covenant registered on the title of the proposed 
development requiring it be developed and entirely operated as an affordable rental 
building for a period of not less than twenty (20) years  

Schedule ‘I’ Bank: As referenced in subsection 14(1)(a) of the Bank Act, S.C. 
1991, c. 46. These are domestic banks and are authorized under the Bank Act to 
accept deposits, which may be eligible for deposit insurance provided by the 
Canadian Deposit Insurance Corporation 

Storey: A storey must be above grade and is the portion of a building: 

(a) that is situated between the top of any floor and the top of the floor next 
above it, or 

(b) that is situated between the top of the floor and the ceiling above the floor, 
if there is no floor above it 
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Valuation Date: This means, for the purposes of Community Benefits Charges 
means, with respect to land that is the subject of development or redevelopment 

(a) the day before the day the building permit is issued in respect of the 
development or redevelopment, or   

(b) if more than one building permit is required for the development or 
redevelopment, the day before the day the first permit is issued 

Description 
A. Development Charges Deferral agreement 

Any developer wishing to defer Development Charges for affordable, purpose-built 
rental buildings (minimum of four (4) storeys) must enter into a Development 
Charges Deferral agreement with the Region. 

A Development Charges Deferral agreement shall only be executed by the Region 
provided that the developer can immediately upon execution of the agreement attain 
building permit issuance by the local municipality. 

For greater clarity, all of the foregoing in Term ‘A’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is 
effect. 

B. Covenants included in the Development Charges Deferral agreement 

Every Development Charges Deferral agreement shall include covenants on the part 
of the developer. 

These covenants shall include, but not be limited to: 

a) Covenant, by the developer(s), that the affordable, purpose-built rental building 
shall remain affordable for a period of not less than twenty (20) years 
 

b) Covenant, by the developer(s), that monthly rents shall not be increased at a rate 
that brings them above one-hundred and seventy-five (175) per cent of Average 
Market Rent (AMR) for private apartments, by bedroom type 
 

c) Covenant, by the developer(s), that for those units that achieve one-hundred and 
twenty-five (125) per cent (%) AMR or less for private apartments, by bedroom 
type, and do not have to satisfy the unit split requirement identified in Term ‘C’ of 
this policy, that they will be maintained at this level of affordability (one-hundred 
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and twenty-five (125) per cent (%) AMR or less for private apartments, by 
bedroom type) for the duration of the Development Charges deferral 
 

d) Covenant, by the developer(s), that they will notify the Region on an annual 
basis, at an agreed upon date, in an agreed upon manner, of the rents, by 
bedroom type, in the affordable, purpose-built  rental building  
 

e) Covenant, by the developer(s), that if they are found to be in non-conformity with 
clauses ‘a’, ‘b’, ‘c’, or ‘d’ of this Term (‘B’), Development Charges shall be made 
payable (including interest) 
 

f) Covenant, by the developer(s), that they will enter into any additional 
agreement(s), as determined to be required by the Regional Solicitor, in order to 
give full force and effect to the Development Charges Deferral agreement  

C. Duration of the deferral 

The duration of the Development Charges deferral shall vary based on the location, 
total number of units and number of units that are two (2), or more, bedrooms and 
will be in accordance with Table 1 below. 

Table1 

Criteria 
Duration of 

Development 
Charges deferral 

1. Affordable rental housing 5 Year 

1. Affordable rental housing 
AND 

2. Located in Regional Centres and Corridors or specific 
Local Centres 

10 Year 

1. Affordable rental housing 
AND 

2. Minimum of 100 Dwelling Units 
AND 

3. Minimum of 50 per cent (%) of the total number of 
Dwelling Units in the affordable, purpose-built rental 
building must have two (2), or more, bedrooms (Unit Split 
Requirement)*  

10 Year 
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Criteria 
Duration of 

Development 
Charges deferral 

1. Affordable rental housing 
AND 

2. Located in Regional Centres and Corridors or specific 
Local Centres 
 

AND 

3. Minimum of 200 Dwelling Units 
AND 

4. Minimum of 50 per cent (%) of the total number  of 
Dwelling Units in the affordable, purpose-built rental 
building must have two (2), or more, bedrooms (Unit Split 
Requirement)*  

20 Year 

*Note: Units that achieve one-hundred and twenty-five (125) per cent (%) of Average Market Rent 
(AMR) or less for private apartments, by bedroom type, may not have to satisfy the unit split 
requirement. In addition, those units that achieve one-hundred and twenty-five (125) per cent (%) of 
Average Market Rent (AMR) or less for private apartments, by bedroom type, shall be excluded from 
the total number of units used to calculate the unit split calculation.  Those units that have been 
excluded from the unit split requirement, as a result of achieving one-hundred and twenty-five (125) 
per cent (%) of Average Market Rent (AMR) or less for private apartments, by bedroom type, must be 
maintained at this level of affordability (one-hundred and twenty-five (125) per cent (%) of Average 
Market Rent (AMR) or less for private apartments, by bedroom type) for the duration of the 
Development Charges deferral after which time they must still be less than, or equal to, one-hundred 
and seventy-five (175) per cent of Average Market Rent (AMR) for private apartments, by bedroom 
type. These units must remain less than, or equal to, one-hundred and seventy-five (175) per cent of 
Average Market Rent (AMR) for private apartments, by bedroom type, for the duration of the 
restrictive covenant as identified under Term ‘H’ of this policy. 

i.) Where an application is submitted for approval of a development in a site plan 
control area under subsection 41 (4) of the Planning Act for an affordable, 
purpose-built rental building prior to section 8 of Schedule 3 of Bill 108, More 
Homes, More Choice Act, 2019 being proclaimed, or for an affordable, 
purpose-built  rental building for which an application for an approval of a 
development in a site plan control area under subsection 41 (4) of the 
Planning Act does not apply, but which has submitted an application for an 
amendment to a by-law passed under section 34 of the Planning Act prior to 
section 8 of Schedule 3 of Bill 108, More Homes, More Choice Act, 2019, 
being proclaimed; the deferral period shall begin the day a building permit is 
issued by the local municipality.  
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Development Charges are therefore deferred until fifteen (15) days 
immediately following the date that is (5) years, ten (10) years or twenty (20) 
years after the date that the building permit is issued by the local municipality. 
 

ii.) Where an application is submitted for approval of a development in a site plan 
control area under subsection 41 (4) of the Planning Act for an affordable, 
purpose-built rental building after section 8 of Schedule 3 of Bill 108, More 
Homes, More Choice Act, 2019, is proclaimed, or for an affordable, purpose-
built  rental building for which an application for an approval of a development 
in a site plan control area under subsection 41 (4) of the Planning Act does 
not apply, but has submitted an application for an amendment to a bylaw 
passed under section 34 of the Planning Act after section 8 of Schedule 3 of 
Bill 108, More Homes, More Choice Act, 2019, is proclaimed; the deferral 
period shall begin on the earlier of the date of the issuance of a permit under 
the Building Code Act, 1992, authorizing occupation of the building, or the 
date the building is first occupied.  

If the occupation of the building is not authorized by a permit under the 
Building Code Act, 1992, the developer must notify the Region within five (5) 
business days of the building first being occupied, whereupon the deferral 
period will begin. Failure to notify the Region within five (5) business days of 
the building first being occupied will constitute a material default of the 
deferral agreement. 

Development Charges are deferred until fifteen (15) days immediately 
following the date that is five (5) years, ten (10) years or twenty (20) years 
after the earlier of the date of the issuance of a permit under the Building 
Code Act, 1992, authorizing occupation of the building or the date the building 
is first occupied. 

Development Charges shall be payable prior to the timeframe indicated in Table 1 
should any of the following trigger events occur: 

• Change of use from an affordable, purpose-built  rental building 

• Failure to notify the Region on an annual basis, at an agreed upon date and 
in an agreed upon manner of the rents in the affordable, purpose-built  rental 
building 

• Monthly rents exceeding one-hundred and seventy-five (175) per cent of 
Average Market Rent (AMR) for private apartments, by bedroom type 
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• Monthly rents exceeding one-hundred and twenty-five (125) per cent (%) of 
Average Market Rent (AMR) for private apartments, by bedroom type, for 
those units that do not have to satisfy the unit split requirement identified in 
Term ‘C’ of this policy. This trigger only applies for the duration of the 
Development Charges deferral  

• Sale, or transfer of ownership, of the property unless an assumption 
agreement is entered into 

• Any other material default as defined in the agreement(s) 

Notification to the owner of the property on the tax roll shall occur immediately after 
the trigger event. The fifteen (15) business days shall begin with the mailing, by 
registered mail, of notice. 

For greater clarity, all of the foregoing in Term ‘C’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect.  

D. Development Charges rates  

The Regional development charges rate, or area-specific development charges rate, 
as the case may be, shall be the amount determined under the applicable Regional 
development charges bylaw, or area-specific development charges bylaw, as the 
case may be, on: 

i.) The day that the building permit is issued for the construction of the 
affordable, purpose-built  rental building by the local municipality if an 
application for an approval of development in a site plan control area under 
subsection 41 (4) of the Planning Act, or an application for an amendment to 
a by-law passed under section 34 of the Planning Act, was submitted prior to 
section 8 of Schedule 3 of Bill 108, More Homes, More Choice Act, 2019, 
being proclaimed  

ii.) The day an application for an approval of development in a site plan control 
area under subsection 41 (4) of the Planning Act, was made in respect of the 
development that is the subject of the Development Charges  or if an 
application for an approval of development in a site plan control area under 
subsection 41 (4) of the Planning Act, does not apply, the day an application 
for an amendment to a by-law passed under section 34 of the Planning Act, 
was made in respect of the development that is the subject of the 
Development Charges if either application was submitted after  section 8 of 
Schedule 3 of Bill 108, More Homes, More Choice Act, 2019, being 
proclaimed 
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iii.) If clause (ii) does not apply to an affordable, purpose-built  rental building that 
is seeking to defer development charges after  section 8 of Schedule 3 of Bill 
108, More Homes, More Choice Act, 2019, has been proclaimed, the 
Development Charges rate is determined on the day the Development 
Charges is payable in accordance with section 26 of the Act 

For greater clarity, when a Community Benefits Charges bylaw has been adopted 
and is in effect, the Community Benefits Charges rate will be set on the day that the 
building permit is issued for the construction of the affordable, purpose-built rental 
building by the local municipality and shall be capped based on the prescribed 
percentage at the Valuation Date. 

E. Development charges payable 

The amount of the Development Charges payable to the Region, as required under 
the Act, shall be based on the rates determined under Term ‘D’ of this policy 
multiplied by the number of dwelling units, of which shall be determined on the day 
that the developer enters into a Development Charges Deferral agreement with the 
Region. 

For greater clarity, when a Community Benefits Charges bylaw has been adopted 
and is in effect, the Community Benefits Charges payable shall be set on the day 
that the building permit is issued for the construction of the affordable, purpose-built 
rental building by the local municipality and shall be capped based on the prescribed 
percentage at the Valuation Date. 

F. Interest waiver 

All interest shall be calculated using the Development Charges payable in Term ‘E’ 
to this policy until the date upon which the Development Charges are fully paid.  

All deferred Development Charges shall bear interest at the prime commercial 
lending rate charged by an agreed upon ‘Schedule I’ commercial bank on demand 
loans in Canadian funds to its most creditworthy customers plus two (2) per cent per 
annum. All interest shall accrue and be compounded. 

The time period shall be calculated beginning on the date of issuance of the building 
permit for the proposed structure by the local municipality. 

The Region shall forgive all amounts due and owing on account of interest, provided 
that the Development Charges are paid in full to the Region at the time required 
(within fifteen (15) business days immediately following notification of a trigger event 
as defined in Term ‘C’ of this policy).  
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In the event unpaid development charges are added to the tax roll (Term ‘J’); interest 
shall continue to accrue and be compounded until all outstanding charges are fully 
paid. 

For greater clarity, all of the foregoing in Term ‘F’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect.  

G. Unit cap 

The deferrals under this policy will be available to a maximum of 1,500 units over a 
three (3) year period, commencing immediately after Council approval. It will be 
available on a ‘first-come, first served’ basis. 

In the event more than one affordable, purpose-built rental building wishes to enter 
into a Development Charges Deferral agreement with the Region on the same day, 
the result of which is to exceed the total unit cap during the three (3) year period, it 
shall be up to the Commissioner of Finance and the Chief Administrative Officer to 
determine qualification and whether the unit cap may be exceeded.  

For greater clarity, all of the foregoing in Term ‘G’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect.   

H. Restrictive covenant 

A twenty (20) year change of use covenant shall be registered on the title stipulating 
that the property shall be developed and entirely operated as an affordable rental 
building for a period expiring twenty (20) years from the date that an occupancy 
permit is issued for the affordable, purpose-built rental building. 

The burden of the restrictive covenant shall run with the title of the land. 

I. Local participation 

The Region will only enter into a Development Charges Deferral agreement if the 
local municipality has provided a similar, if not better, deferral, exemption, or other 
incentive, for the proposed development.  

It shall be up to the Commissioner of Finance and/or the Chief Administrative 
Officer, in consultation with the Chief Planner, to decide what constitutes “similar, if 
not better”, but this may be determined by looking at: 

• Whether or not there is a prescribed timeframe for the deferral 

• Whether or not interest is waived  
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• Other incentives that may be provided, be them financial or otherwise 

For greater clarity, all of the foregoing in Term ‘I’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect.   

J. Unpaid development charges 

If any Development Charges (including any interest) are unpaid within fifteen (15) 
business days immediately following notification of a trigger event identified in Term 
‘C’ of this policy, or at the end of the development charge deferral timeframe when 
payment has not been made, those Development Charges (including interest) shall 
be added to the tax roll and collected in the same manner as taxes (in accordance 
with section 32 of the Act). 

In the event unpaid Development Charges are added to the tax roll; interest shall 
continue to accrue and be compounded until all outstanding charges are fully paid. 

For greater clarity, all of the foregoing in Term ‘J’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect.   

K. Security 

A form of security will be taken and registered against the title to the property, at the 
execution of the Development Charges Deferral agreement with the Region. The 
Region’s security interest will always be, at minimum, pari passu, or of equal footing, 
to that of the local municipality offering a similar, if not better, deferral of 
development charges. 

For greater clarity, all of the foregoing in Term ‘K’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect.   

L. Other agreements required 

In addition to the requirements that the developer enter into a Development Charges 
Deferral agreement with the Region, the developer shall enter into any other 
agreements as required by the Regional Solicitor. Additional agreements include, 
but may not be limited to: 

• Charge  

• Assignment of Rents 

• Restrictive Covenant  
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• Pari Passu Agreement 

• General Security Agreement 

• Other agreement(s) as deemed necessary 

For greater clarity, all of the foregoing in Term ‘L’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect.   

M. Legal fees 

All legal fees of the developer(s) and Region, including any costs incurred by the 
Region to prepare any other agreements required by the Regional Solicitor, shall be 
borne by the developer.   

N. Report back to Council 

Staff shall report back to Council prior to the end of this Council term, on the results 
of the rental incentives provided and provide a recommendation on whether 
additional steps should be taken to further facilitate affordable, purpose-built rental 
development. 

O. Non-Applicability – 36 month Development Charges Deferral 

For greater clarity, any affordable, purpose-built rental building that avails itself of the 
deferral under this policy is not eligible for the Region’s 36 month development 
charges deferral for purpose-built rental buildings that are a minimum of four (4) 
storeys. 

Notwithstanding the foregoing, any affordable, purpose-built rental building that has 
previously executed a Development Charges Deferral agreement with the Region, 
under the Region’s 36 month Development Charges deferral for purpose-built high 
density rental buildings, prior to this policy being approved by Council and coming 
into effect, may be exempt from this Term.  
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P. Mixed-use developments 

For greater clarity, this policy does not apply to the non-residential Development 
Charges due for any mixed-use development, the residential portion of which is an 
affordable, purpose-built rental building.  

For greater clarity, all of the foregoing in Term ‘P’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect.   

Q. Section 26.1 of the Act 

For greater clarity, any purpose-built rental building to which section 26.1 applies 
(upon the date that the section is proclaimed) and that opts to pay development 
charges in instalments in accordance with section 26.1 of the Act, shall not be 
entitled to also avail itself of the deferral under this policy. 

R. One (1) per cent exemption, Ontario Regulation 82/98 

For greater clarity, any affordable, purpose-built  rental building that avails itself of 
the deferral under this policy shall not benefit from the one (1) per cent Development 
Charges exemption, for the creation of additional units within other existing 
residential buildings, under Ontario Regulation 82/98 (upon the date it comes into 
effect). 
 

S. Effective date 

This policy shall take effect the day it is passed by Regional Council and may be 
repealed by the Region at any time. 

Responsibilities 
Chief Administrative Officer, Regional Municipality of York 
 

• Responsibilities as identified under the Terms of this policy 
 

• Signing of security agreements  
 

Commissioner of Finance and Regional Treasurer, Finance Department 
 

• Responsibilities as identified under the Terms of this policy 
 

• Signing of security agreements  
 
 



 
Development Charges Deferral for Affordable, Purpose-Built Rental Buildings  

 

14 

 
Regional Solicitor, Legal Services 
 

• Draft and prepare for execution the deferral agreement between Region and the 
developer  
 

• Draft and prepare for execution any additional agreements required  
 

• Maintain copies of all executed deferral agreements and other agreements as 
required 
 

• Registration of security on title  
 

Chief Planner, Planning and Economic Development, Corporate Services 
Department 
 

• Assist in determining qualification for the deferral and recommending of the 
affordable, purpose-built  rental building for application 
 

• Other responsibilities as identified under the Terms of this policy 
 
Director, Treasury Office, Finance Department 
 

• Administer the deferral policy, including assisting stakeholders in determining if 
they qualify for the policy, the development charges rates to be applied, and the 
Development Charges payable  
 

• Enforce the deferral policy 
 

• Collect all Development Charges when due 
 

• Collect all Community Benefits Charges when due (when in-effect) 
 

• Monitor timing of payment in order to ensure compliance with Term ‘F’ of the 
policy 

• Notify, through the Regional Treasurer, to the Treasurer of the local municipality 
if development charges are not paid/received within the prescribed timeframe 
and to have said charges added to the tax roll of that municipality 

• Undertake any additional administrative obligations as determined through the 
agreements  
 

• Maintain copies of all executed deferral agreements and other agreements as 
required 
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Director, Community Planning, Planning and Economic Development , Corporate 
Services Department 
 

• Assist in identifying structures as within the Regional Centres and Corridors 

Compliance 
Immediately upon the occurrence of any of the trigger events identified in Term ‘C’ of 
this policy, the Director, Treasury Office shall notify the owner of the property on the 
tax roll that Development Charges are due within fifteen (15) business days, the timing 
of which shall begin with the mailing, by registered mail, of notice. 

The Director, Treasury Office shall also monitor the payment of the development 
charges due (and Community Benefits Charges, when in-effect) in order to ensure 
interest is only forgiven (Term ‘F’ of the policy) when the Development Charges are paid 
in full to the Region within fifteen (15) business days immediately following notification 
of a trigger event.  

Reference 
Legislative and other authorities 

• Bill 108, More Homes, More Choice Act, 2019 

• Building Code Act, 1992, S.O. 1992, c. 23 

• Development Charges Act, 1997, S.O. 1997, c. 27 

• Ontario Regulation 82/98 

• Ontario Regulation 332/12 

• Planning Act, R.S.O. 1990, c. P.13 

• Ontario Regulation 550/06 

• York Region Official Plan, Map 1 - Regional Structure 

Appendices 

• Council Report, Draft Rental Housing Incentives Guideline and Community 
Improvement Plan, June 28, 2018 

• Council Report, Purpose-Built Rental Housing Incentives, October 10, 2019  

https://www.ola.org/en/legislative-business/bills/parliament-42/session-1/bill-108
https://www.ontario.ca/laws/statute/92b23
https://www.ontario.ca/laws/statute/97d27
https://www.ontario.ca/laws/regulation/980082
https://www.ontario.ca/laws/regulation/120332
https://www.ontario.ca/laws/statute/90p13
https://www.ontario.ca/laws/regulation/060550
https://www.york.ca/wps/wcm/connect/yorkpublic/7ad30ec0-78a5-416c-b299-6f2f2c9208ee/yropOfficeConsolidationMap1Accessible.pdf?MOD=AJPERES
https://www.york.ca/wps/wcm/connect/yorkpublic/1db1144e-bdc7-4d98-ba9d-a90474a8d04d/jun+21+draft+ex.pdf?MOD=AJPERES
https://www.york.ca/wps/wcm/connect/yorkpublic/1db1144e-bdc7-4d98-ba9d-a90474a8d04d/jun+21+draft+ex.pdf?MOD=AJPERES
https://yorkpublishing.escribemeetings.com/filestream.ashx?DocumentId=8207
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• Memorandum, Financial incentives for affordable rental housing and large office 
buildings, October 17, 2019 (hyperlink to be added) 

Keyword Search 

• development charges, Development Charges Act 

• deferral office buildings 

• community benefits charges, Planning Act 

• Centres and Corridors 

• Local Centres 

Contact 
• Director, Treasury Office, Finance Department at extension 71644 
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The Regional Municipality of York 

 
Development Charges Deferral for  

Purpose-Built Rental Buildings 

 

Approved By: Council 

Approved On:    

Last Reviewed: June 28, 2018 

 

Policy Statement 
A policy governing the deferral of Regional development charges and area-specific 
development charges, as the case may be, for purpose-built rental buildings that are a 
minimum of four (4) storeys that are above grade. 

Upon the date a community benefits charges bylaw is adopted by Regional Council and 
comes into effect, this policy shall include the deferral of the Regional community 
benefits charges applicable to purpose-built rental buildings. 

Application 
This policy is available for purpose-built rental buildings in the Regional Municipality of 
York subject to the terms and conditions as set out in this policy. For the purposes of 
this deferral, the development may be registered as a condominium, but it must be 
entirely operated as a rental property for a period of not less than twenty (20) years. In 
order to be eligible, the development must be a minimum of four (4) storeys that are 
above grade.  



Development Charges Deferral for Purpose-Built Rental Buildings 
 

2 

Purpose 
The purpose of this policy is to incentivize the development of purpose-built rental 
buildings that are a minimum of 4 storeys and that are above grade. Additional purpose-
built rental buildings in the Region could achieve the following outcomes:  

• Increased purpose-built rental supply in the Region 

• More complete communities offering a range of ownership tenure across the 
Region 

Definitions 
Act:  The Development Charges Act, 1997, S.O. 1997, c. 27, as amended, revised, re-
enacted or consolidated from time to time, and any successor statute 

Community Benefits Charges: The Region’s Community Benefits Charges, 
established by a Community Benefits Charges Bylaw, under Section 37 of the 
Planning Act, R.S.O. 1990, c. P. 13, as amended, revised, re-enacted or 
consolidated from time to time, and any successor statute 

Development:  The construction, erection or placing of one or more buildings or 
structures on land or the making of an addition or alteration to a building or structure 
that has the effect of increasing the size or changing the use thereof from non-
residential to residential or from residential to non-residential and includes 
redevelopment 

Development Charges:  The Region’s Development Charges, including the area-
specific wastewater development charges for the Village of Nobleton 

Restrictive Covenant: A covenant registered on the title of the proposed 
development requiring it be developed and entirely operated as a rental building for 
a period of not less than twenty (20) years 

Schedule ‘I’ Bank: As referenced in subsection 14(1)(a) of the Bank Act, S.C. 
1991, c. 46. These are domestic banks and are authorized under the Bank Act to 
accept deposits, which may be eligible for deposit insurance provided by the 
Canadian Deposit Insurance Corporation 

Storey: A storey must be above grade and is the portion of a building: 

(a) that is situated between the top of any floor and the top of the floor next 
above it, or 
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(b) that is situated between the top of the floor and the ceiling above the 

floor, if there is no floor above it 
 
Valuation Date: This means, for the purposes of Community Benefits Charges, 
with respect to land that is the subject of development or redevelopment 

(a) the day before the day the building permit is issued in respect of the 
development or redevelopment, or   

(b) if more than one building permit is required for the development or 
redevelopment, the day before the day the first permit is issued 

Description 

Terms of the deferral policy 

A. Development Charges Deferral agreement 

Any developer wishing to defer development charges for a purpose-built rental 
building (minimum of four (4) storeys) must enter into a Development Charges 
Deferral agreement with the Region. 

A Development Charges Deferral agreement shall only be executed by the Region 
provided that the developer can immediately upon execution of the agreement attain 
building permit issuance by the local municipality.  

For greater clarity, all of the foregoing in Term ‘A’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect.  

B. Duration of the deferral 

i.) Where an application is submitted for approval of a development in a site plan 
control area under subsection 41 (4) of the Planning Act for a purpose-built rental 
building prior to section 8 of Schedule 3 of Bill 108, More Homes, More Choice 
Act, 2019 being proclaimed, or for a purpose-built rental building for which an 
application for an approval of a development in a site plan control area under 
subsection 41 (4) of the Planning Act does not apply but which has submitted an 
application for an amendment to a by-law passed under section 34 of the 
Planning Act prior to section 8 of Schedule 3 of Bill 108, More Homes, More 
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Choice Act, 2019 being proclaimed; the deferral period shall begin the day a 
building permit is issued by the local municipality.  

Development Charges are therefore deferred until fifteen (15) days immediately 
following the date that is thirty-six (36) months after the date that the building 
permit is issued by the local municipality. 

ii.) Where an application is submitted for  approval of a development in a site plan 
control area under subsection 41 (4) of the Planning Act for a purpose-built rental 
after section 8 of Schedule 3 of Bill 108, More Homes, More Choice Act, 2019 is 
proclaimed, or for a purpose-built rental building for which an application for an 
approval of a development in a site plan control area under subsection 41 (4) of 
the Planning Act does not apply, but has submitted an application for an 
amendment to a by-law passed under section 34 of the Planning Act after section 
8 of Schedule 3 of Bill 108, More Homes, More Choice Act, 2019 is proclaimed; 
the deferral period shall begin on the earlier of the date of the issuance of a 
permit under the Building Code Act, 1992 authorizing occupation of the building, 
or the date the building is first occupied.  

If the occupation of the building is not authorized by a permit under the Building 
Code Act, 1992, the developer must notify the Region within five (5) business 
days of the building first being occupied, whereupon the deferral period will 
begin. Failure to notify the Region within five (5) business days of the building 
first being occupied will constitute a material default of the deferral agreement. 

Development Charges are deferred until fifteen (15) days immediately following 
the date that is thirty-six (36) months after the earlier of the date of the issuance 
of a permit under the Building Code Act, 1992 authorizing occupation of the 
building or the date the building is first occupied.  

Development Charges shall be payable prior to the thirty-six (36) month period 
should any of the following trigger events occur: 

• Change of use from a purpose-built rental building  

• Material breach of the Restrictive Covenant   

• Any material default under the terms of the security or guarantees as 
stipulated in the agreement(s) 

• Any other material default as defined in the agreement(s) 
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Notification to the owner of the property on the tax roll shall occur immediately after 
the trigger event. The fifteen (15) business days shall begin with the mailing, by 
registered mail, of notice. 

For greater clarity, all of the foregoing in Term ‘B’ shall apply to Community Benefits 
Charges, when a Community Benefits Charges bylaw has been adopted and is in 
effect.  

 
C. Development Charges rates  

The Regional development charges rate, or area-specific development charges rate, 
as the case may be, shall be the amount determined under the applicable Regional 
development charges bylaw, or area-specific development charges bylaw, as the 
case may be, on: 

i.) The day that the building permit is issued for the construction of the purpose-
built  rental building by the local municipality if an application for an approval 
of development in a site plan control area under subsection 41 (4) of the 
Planning Act, or an application for an amendment to a by-law passed under 
section 34 of the Planning Act was submitted prior to section 8 of Schedule 3 
of Bill 108, More Homes, More Choice Act, 2019 being proclaimed  

ii.) The day an application for an approval of development in a site plan control 
area under subsection 41 (4) of the Planning Act, was made in respect of the 
development that is the subject of the Development Charges or if an 
application for an approval of development in a site plan control area under 
subsection 41 (4) of the Planning Act, does not apply, the day an application 
for an amendment to a by-law passed under section 34 of the Planning Act 
was made in respect of the development that is the subject of the 
Development Charges if either application was submitted after  section 8 of 
Schedule 3 of Bill 108, More Homes, More Choice Act, 2019 being 
proclaimed 

iii.) If clause (ii) does not apply to a purpose-built  rental building that is seeking to 
defer Development Charges after  section 8 of Schedule 3 of Bill 108, More 
Homes, More Choice Act, 2019 has been proclaimed, the Development 
Charges rate is determined on the day the Development Charges is payable 
in accordance with section 26 of the Act 

For greater clarity, when a Community Benefits Charges bylaw has been adopted 
and is in effect, the Community Benefits Charges rate will be set on the day that the 
building permit is issued for the construction of the purpose-built rental building by 
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the local municipality and shall be capped based on the prescribed percentage at 
the Valuation Date. 

D. Development charges payable 

The amount of the Development Charges payable to the Region, as required under 
the Act, shall be based on the rates determined under Term ‘C’ of this policy 
multiplied by the number of dwelling units, of which shall be determined on the day 
that the developer enters into a Development Charges Deferral agreement with the 
Region.  

For greater clarity, when a Community Benefits Charges bylaw has been adopted 
and is in effect, the Community Benefits Charges payable shall be set on the day 
that the building permit is issued for the construction of the purpose-built  rental 
building by the local municipality and shall be capped based on the prescribed 
percentage at the Valuation Date. 

E. Interest waiver 

All interest shall be calculated using the Development Charges payable in Term ‘D’ 
to this policy until the date upon which the Development Charges are fully paid.  

All deferred Development Charges shall bear interest at the prime commercial 
lending rate charged by an agreed upon ‘Schedule I’ commercial bank on demand 
loans in Canadian funds to its most creditworthy customers plus two (2) per cent per 
annum. All interest shall accrue and be compounded. 

The time period shall be calculated beginning on the date of issuance of the building 
permit for the proposed structure by the local municipality. 

The Region shall forgive all amounts due and owing on account of interest, provided 
that the Development Charges are paid in full to the Region at the time required 
(within fifteen (15) business days immediately following notification of a trigger event 
as defined in Term ‘B’ of this policy).  

In the event unpaid development charges are added to the tax roll (Term ‘H’); 
interest shall continue to accrue and be compounded until all outstanding charges 
are fully paid. 

For greater clarity, all of the foregoing in Term ‘E’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect.  
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F. Restrictive covenant  

A twenty (20) year change of use covenant shall be registered on the title stipulating 
that the property shall be developed and entirely operated as a rental building for a 
period expiring twenty (20) years from the date that an occupancy permit is issued 
for the purpose-built rental building. 

The burden of the restrictive covenant shall run with the title of the land. 

G. Local participation 

The Region will only enter into a Development Charges Deferral agreement if the 
local municipality has provided a similar, if not better deferral, or other incentives, for 
the proposed development.  

It shall be up to the Commissioner of Finance and/or the Chief Administrative 
Officer, in consultation with the Chief Planner,  to decide what constitutes “similar, if 
not better”, but this may be determined by looking at: 

• Whether or not there is a prescribed timeframe for the deferral, and what that 
is 

• Whether or not interest is waived for any deferral 

• Other incentives that may be provided, be them financial or otherwise 

For greater clarity, all of the foregoing in Term ‘G’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect. 

H. Unpaid development charges 

If any Development Charges (including any interest) are unpaid within fifteen (15) 
business days immediately following notification of a trigger event identified in Term 
‘B’ of this policy, or at the end of the development charge deferral timeframe when 
payment has not been made, those Development Charges (including interest) shall 
be added to the tax roll and collected in the same manner as taxes (in accordance 
with section 32 of the Act) 

In the event unpaid Development Charges are added to the tax roll; interest shall 
continue to accrue and be compounded until all outstanding charges are fully paid. 
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For greater clarity, all of the foregoing in Term ‘H’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect.   

I. Security 

A form of security will be taken and registered against the title to the property, at the 
execution of the Development Charges Deferral agreement with the Region. The 
Region’s security interest will always be, at minimum, pari passu, or of equal footing, 
to that of the local municipality offering a similar, if not better, deferral of 
Development Charges.  

For greater clarity, all of the foregoing in Term ‘I’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect.   

J. Other agreements required 

In order to take advantage of this policy, the developer must enter into a 
Development Charges Deferral agreement with the Region. 

In addition, the developer shall enter into other agreements as required by the 
Regional Solicitor. Those include, but are not limited to: 

• Charge  

• Assignment of Rents 

• Restrictive Covenant  

• Pari Passu Agreement 

• General Security Agreement 

• Other agreement(s) as deemed necessary 

For greater clarity, all of the foregoing in Term ‘J’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect. 
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K. Legal fees 

All legal fees of the developer(s) and Region, including any costs incurred by the 
Region to prepare any other agreements required by the Regional Solicitor, shall be 
borne by the developer.   

L. Mixed-use developments 

For greater clarity, this policy does not apply to the non-residential development 
charges due for any mixed-use development, the residential portion of which is a 
purpose-built rental building. 

For greater clarity, all of the foregoing in Term ‘L’ shall apply to Community Benefits 
Charges when a Community Benefits Charges bylaw has been adopted and is in 
effect.   

M. Non-Applicability - Development Charges Deferral for Affordable, Purpose-
Built Rental Buildings  

For greater clarity, any purpose-built rental building that avails itself of the deferral 
under this policy is not also eligible for the Region’s Development Charges Deferral 
for Affordable, Purpose-Built Rental Buildings that are a minimum of four (4) storeys. 

N. Section 26.1 of the Act 

For greater clarity, any purpose-built  rental building to which section 26.1 applies 
(upon the date that the section is proclaimed) and that opts to pay Development 
Charges in instalments in accordance with section 26.1 of the Act, shall not be 
entitled to also avail itself of the deferral under this policy. 

O. One (1) per cent exemption, Ontario Regulation 82/98 

For greater clarity, any purpose-built  rental building that avails itself of the deferral 
under this policy shall not benefit from the one (1) per cent development charges 
exemption, for the creation of additional units within other existing residential 
buildings, under Ontario Regulation 82/98 (upon the date it comes into effect).  

 
P. Effective date 

 
The amendments to this policy shall take effect the day it is passed by Regional 
Council and may be repealed by the Region at any time. 
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Responsibilities 
Chief Administrative Officer, Regional Municipality of York 
 

• Responsibilities as identified under the Terms of this policy 
 

• Signing of security agreements  
 

Commissioner of Finance and Regional Treasurer, Finance Department 
 

• Responsibilities as identified under the Terms of this policy 
 

• Signing of security agreements  

Regional Solicitor, Legal Services 

• Draft and prepare for execution deferral agreement between Region and all 
parties  

• Draft and prepare for execution any additional agreements required including pari 
passu agreement 

• Registration of restrictive covenant 

• Registration of security on title  

 
Chief Planner, Planning and Economic Development, Corporate Services 
Department 

 
• Responsibilities as identified under the Terms of this policy 

Director, Treasury Office, Finance Department 

• Administer the deferral policy, including assisting stakeholders in determining if 
they qualify for the policy, the Development Charges rates to be applied, and the 
development charges payable  
 

• Enforce the deferral policy  

• Collect all Development Charges when due 
 

• Collect all Community Benefits Charges when due (when in-effect) 
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• Monitor timing of payment in order to ensure compliance with Term ‘E’ of the 
policy 

• Notify, through the Regional Treasurer, to the treasurer of the local municipality if 
Development Charges are not paid/received within the prescribed timeframe and 
to have said charges added to the tax roll of that municipality 

• Undertake any additional administrative obligations as determined through the 
agreements 

• Maintain copies of all executed deferral agreements and other agreements as 
required 

Compliance 
Immediately upon the occurrence of any of the trigger events identified in Term ‘B’ of 
this policy, the Director, Treasury Office shall notify the owner of the property on the 
tax roll that Development Charges are due within fifteen (15) business days, the timing 
of which shall begin with the mailing, by registered mail, of notice. 

The Director, Treasury Office shall also monitor the payment of the Development 
Charges due (and Community Benefits Charges, when in-effect) in order to ensure 
interest is only forgiven (Term ‘E’ of the policy) when the Development Charges are paid 
in full to the Region within fifteen (15) business days immediately following notification 
of a trigger event.  

Reference 

Legislative and other authorities 

• Bill 108, More Homes, More Choice Act, 2019 

• Development Charges Act, 1997, S.O. 1997, c. 27 

• Ontario Regulation 82/98 

• Planning Act, R.S.O. 1990, c. P.13 

https://www.ola.org/en/legislative-business/bills/parliament-42/session-1/bill-108
https://www.ontario.ca/laws/statute/97d27
https://www.ontario.ca/laws/regulation/980082
https://www.ontario.ca/laws/statute/90p13
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Appendices 

• Council Report, Private Market Rental Development Charges Deferral Site 
Specific Pilot Project in the Town of Newmarket, November 21, 2013 

• Council Report, 2017 Development Charge Bylaw Directions, November 17, 
2016 

• Council Report, 2017 Development Charge Background Study and Bylaw, May 
25, 2017 

• Council Report, Purpose-Built Rental Housing Incentives, October 10, 2019 
(hyperlink to be inserted) 

• The Regional Municipality of York 2017 Development Charge Background Study 
– FINAL – May 18, 2017 
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http://www.york.ca/wps/wcm/connect/yorkpublic/af3c73ae-4344-4078-bc4a-2d9e5f326aab/nov+14+private+ex.pdf?MOD=AJPERES
http://www.york.ca/wps/wcm/connect/yorkpublic/09203d20-a144-4cf1-b1c4-2058c08fec93/nov+10+DC+bylaw+ex.pdf?MOD=AJPERES
http://www.york.ca/wps/wcm/connect/yorkpublic/09203d20-a144-4cf1-b1c4-2058c08fec93/nov+10+DC+bylaw+ex.pdf?MOD=AJPERES
http://www.york.ca/wps/wcm/connect/yorkpublic/d8bc0a5d-275b-443b-93ef-8d20ccd56fb1/may+18+development+ex.pdf?MOD=AJPERES
http://www.york.ca/wps/wcm/connect/yorkpublic/d8bc0a5d-275b-443b-93ef-8d20ccd56fb1/may+18+development+ex.pdf?MOD=AJPERES
http://www.york.ca/wps/wcm/connect/yorkpublic/e5a9ca02-e4b7-4a19-866a-f6dbe5167ea6/May+2017+-+The+Regional+Municipality+of+York+Approved+2017+Development+Charge+Background+Study.pdf?MOD=AJPERES
http://www.york.ca/wps/wcm/connect/yorkpublic/e5a9ca02-e4b7-4a19-866a-f6dbe5167ea6/May+2017+-+The+Regional+Municipality+of+York+Approved+2017+Development+Charge+Background+Study.pdf?MOD=AJPERES
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PART 1: YORK REGION COMMUNITY IMPROVEMENT PLAN FOR AFFORDABLE RENTAL 
HOUSING INCENTIVES 

INTRODUCTION AND PURPOSE  

Housing is an integral component of building complete communities. It provides a sense of security, shelter and a 
place of belonging for residents and workers in their community. The provision of a full mix and range of housing 
options is a priority for the Region and its local municipalities. Throughout strategic documents and departmental 
plans, York Region has maintained a clear commitment to supporting a full mix and range of housing options, 
including: 

• Vision 2051  
• York Regional Official Plan (YROP)  
• York Region’s 2019-2023 Corporate Strategic Plan  
• Housing Solutions: A place for everyone  

In recent years, the challenge of housing affordability has been a growing priority for Regional Council (Appendix 
5). In particular, the low rental supply and increase in ownership house prices has left many low and moderate 
income earners with few housing options. As a result, opportunities to encourage the provision of more affordable 
housing options has been researched and evaluated by York Region and local municipal staff. The research has 
found that the most effective approach to increase the new supply of housing affordable to mid-range income 
households1  is to support the development of purpose-built rentals. The mid-range income segment includes 
households classified as requiring affordable housing options based on the Provincial definition, but are not eligible 
to apply for additional supports. Traditionally, mid-range income households have been served by the private 
market; however, the private market is no longer providing a range of affordable housing options for this group.  

The Draft Community Improvement Plan for Affordable Rental Housing Incentives (CIP) focuses on the provision of 
affordable housing options for mid-range income households. In June 2018, Regional Council authorized staff to 
develop a CIP to facilitate the provision of more affordable housing by incentivizing the development of purpose-
built rental housing.  

PURPOSE 

The CIP is a tool to help increase the supply of purpose-built rental housing that is affordable to mid-range income 
households by stimulating private investment through municipal incentive-based programs. Creating incentives for 

                                                                 
1 Mid-range income is defined in terms of households with an income range located between the 40th and 60th 
percentiles of the income distribution. The incentives guidelines stipulates that in order to receive incentives, a 
development must be affordable to mid-range income households calculated using the Provincial definition of 
overall income based affordability, as articulated by the Provincial Policy Statement. An explanation of the housing 
segments by income distribution is available in Appendix 1.  

https://www.york.ca/wps/wcm/connect/yorkpublic/a6d9d1ce-0813-4376-a593-daccf2b7fd6e/vision+2051.pdf?MOD=AJPERES
https://www.york.ca/wps/wcm/connect/yorkpublic/0dc3cfc2-2e0f-49d2-b523-dc7c14b08273/yropConsolidation2019Accessible.pdf?MOD=AJPERES&CVID=mLW2t3Y
https://www.york.ca/wps/wcm/connect/yorkpublic/e9612765-7323-40bf-904c-715cd0c21d6b/18453_CorporateStrategicPlan-Approved.pdf?MOD=AJPERES
https://www.york.ca/wps/wcm/connect/yorkpublic/1db1144e-bdc7-4d98-ba9d-a90474a8d04d/jun+21+draft+ex.pdf?MOD=AJPERES
https://www.ontario.ca/document/provincial-policy-statement-2014
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purpose-built rental housing affordable to mid-range income households across York Region is one way to 
strengthen and diversify the current housing stock for mid-range income residents and workers. The 
implementation of this CIP will help to support the growth targets identified for York Region through the Growth 
Plan, supporting population, employment and household growth targets outlined to 2041.  

The purpose of the CIP is to: 

• Provide a framework to implement financial incentives designed to attract the development of purpose-
built rental units to support affordable housing options across York Region 

• Provide a mechanism for Local Municipal Councils to provide grants and waivers in support of purpose-
built rental housing  

The CIP provides the authority to Regional Council to offer an upper-tier application fee waiver as articulated in 
this document. It will also provide a vehicle for Local Municipal Councils to provide incentives to support the 
development of purpose-built rental units within their communities. The CIP provides a coordinated municipal 
approach to help achieve the housing related direction identified in the Province’s Growth Plan and York Region’s 
strategic policy framework for a more diversified housing supply that addresses the challenge of housing 
affordability. Developing affordable purpose-built rental housing across York Region aligns with the policy direction 
set by the Provincial government and delivers benefits to the public by providing affordable housing for mid-range 
income households.  

LEGISLATIVE AND POLICY DIRECTION FOR THE COMMUNITY IMPROVEMENT PLAN 

The CIP has been prepared in alignment with legislation from senior levels of government and Regional Plans, 
policies and strategic documents. It aligns with the policy direction set out in Provincial planning documents and is 
affirmed through Regional Official Plan policies.  

LEGISLATIVE AUTHORITY  

The legislative authority for CIPs and the programs outlined in this document are derived from the Municipal Act 
and the Planning Act. In particular, authority for the provision of financial incentives is provided by Section 106 of 
the Municipal Act RSO 2001 and Sections 28(6) and (7) of the Planning Act. The relevant legislation is outlined in 
Appendix 3.  

a. Municipal Act, 2001 

The Municipal Act sets out the rules for Ontario municipalities and recognizes them as a responsible and 
accountable level of government. The act provides municipalities with broad powers to pass bylaws and govern 
within their jurisdiction. Pursuant to Section 106 (3) of the Municipal Act, municipalities are not to assist any 
manufacturing business or other industrial or commercial enterprise through the granting of bonuses. However, 
prohibition on providing grants or loans to a commercial enterprise does not apply where a CIP, under section 28 
of the Planning Act, is in effect and the grant or loan is in conformity with the requirements of the approved CIP.  

b. Planning Act, 1990 

The Planning Act determines the necessary matters that are within the authority of upper-tier community 
improvement plans and define the need to establish a community improvement project area in order to 
implement the CIP. The prescribed matters for upper-tier community improvement plans include:    
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1. Infrastructure that is within the upper-tier municipality’s jurisdiction. 
2. Land and buildings within and adjacent to existing or planned transit corridors that have the potential to 

provide a focus for higher density mixed-use development and redevelopment. 
3. Affordable housing 

York Region is one of the prescribed upper-tier municipalities for the purpose of subsection 28(2) of the Planning 
Act, under O. Reg. 221/07. 

This legislation also sets the provision that allows an exception to municipalities to provide for grants and loans for 
eligible costs established in an approved CIP related to: 

• Environmental site assessment  
• Environmental remediation  
• Development  
• Redevelopment  
• Construction or reconstruction of lands and buildings for rehabilitation purposes  

The Planning Act requires that the Community Improvement Project Area (CIPA) be designated by a by-law prior to 
approving the CIP. In March 2019, Regional Council enacted a bylaw to designate a CIPA for the purposes of a CIP 
for Affordable Rental Housing. Regional Council designated the CIPA applies to area’s identified as “urban” or 
“towns and villages” in the York Region Official Plan, which may be amended from time to time.  

c. Development Charges Act, 1997 

The Development Charges Act provides the authority to a municipality to impose a by-law for development 
charges against land to pay for increased capital costs required due to increased needs for services arising from 
development. Section 26(1) provides the development charge is payable at building permit, unless the 
development charges by-law provides otherwise.  

POLICY BASIS & FRAMEWORK  

The purpose of the CIP aligns with the existing policy framework outlined from senior levels of government. At the 
federal level, the National Housing Strategy sets a vision for housing in Canada and identifies that Canadians need 
housing that meets their needs and that they can afford. The Strategy states, “Affordable housing is a cornerstone 
of sustainable, inclusive communities and a Canadian economy where we can prosper and thrive.”  

In addition, the provincial government has also provided clear support for addressing housing need, including 
policy direction and strategies that support the provision of a full mix and range of housing options to residents 
and workers. Regional strategies and policies align with provincial direction and affirm the principles of developing 
complete communities where residents can live, work and thrive through all ages and stages.  

PROVINCIAL GOVERNMENT  

From the Provincial government perspective, the Planning Act clearly articulates the provincial interest in “the 
adequate provision of a full range of housing, including affordable housing.” It further identifies that the contents 
of an official plan shall contain “…such policies and measures as are practicable to ensure the adequate provision 
of affordable housing.” The Provincial Policy Statement identifies managing and directing land use to achieve 
efficient and resilient development and land use patterns “…accommodating an appropriate range and mix of 

https://www.ontario.ca/laws/regulation/070221
https://yorkpublishing.escribemeetings.com/filestream.ashx?DocumentId=3571
https://yorkpublishing.escribemeetings.com/filestream.ashx?DocumentId=3169
https://www.placetocallhome.ca/-/media/sf/project/placetocallhome/pdfs/canada-national-housing-strategy.pdf
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residential (including second units, affordable housing and housing for older persons)…” as a factor that 
contributes towards healthy, livable and safe communities.  

The recent Bill 108 More Homes, More Choice Act, 2019 received Royal Assent, affirming provincial direction to 
provide more choice for renters and encourages new rental construction to provide more choice for tenants and 
lower rents. Bill 108 More Homes, More Choice Act identified legislative, regulatory and policy changes aimed at 
increasing ownership and rental housing supply. The development charge deferral programs reflect the changes 
outlined in Bill 108, aligning with Bill 108 to define when development charge rates are determined and when first 
payment would be due.  

Both Ontario’s Housing Supply Action Plan and the Community Housing Renewal Strategy propose a range of 
solutions to address the growing challenge of affordable housing across Ontario. Both documents identify options 
to support the growing challenges facing residents in the current housing market and work to sustain, repair and 
grow the community housing system. The action plan and the strategy outline the provincial government’s 
commitment to help residents find a home that meets their needs and budget.  

PROVINCIAL POLICY STATEMENT  

The Provincial Policy Statement, 2014 (PPS) sets out the Province’s land use vision and policy direction to 
municipalities for how to develop the landscape, create the built environment and manage the land and resources 
over the long term to achieve livable and resilient communities.  

The CIP is consistent with the applicable provisions of the PPS and aligns with the following policies:  

1.4.3   Planning authorities shall provide for an appropriate range and mix of housing types and densities to meet 
projected requirements of current and future residents of the regional market area by: 

a. Establishing and implementing minimum targets for the provision of housing which is affordable to low 
and moderate income households. However, where planning is conducted by an upper-tier municipality, 
the upper-tier municipality in consultation with the lower-tier municipalities may identify a higher 
target(s) which shall represent the minimum target(s) for these lower-tier municipalities; 

b. permitting and facilitating: 

1. all forms of housing required to meet the social, health and well-being requirements of current 
and future residents, including special needs requirements; and 

2. all forms of residential intensification, including second units, and redevelopment in 
accordance with policy 1.1.3.3; 

c. directing the development of new housing towards locations where appropriate levels 
of infrastructure and public service facilities are or will be available to support current and projected 
needs; 

d. promoting densities for new housing which efficiently use land, resources, infrastructure and public 
service facilities, and support the use of active transportation and transit in areas where it exists or is to 
be developed; and 

https://www.ola.org/sites/default/files/node-files/bill/document/pdf/2019/2019-06/b108ra_e.pdf
https://files.ontario.ca/mmah-housing-supply-action-plan-21may2019.pdf
https://www.ontario.ca/page/community-housing-renewal-strategy
https://www.ontario.ca/document/provincial-policy-statement-2014
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e. establishing development standards for residential intensification, redevelopment and new residential 
development which minimize the cost of housing and facilitate compact form, while maintaining 
appropriate levels of public health and safety. 

As outlined in this CIP, a stipulation for receiving the incentives is that the development must be affordable to mid-
range income households calculated using the Provincial definition of overall income based affordability as 
articulated in the Provincial Policy Statement. That is, the rents charged must be affordable to the lowest earning 
60% of households in the Region, as articulated in this CIP.  

REGIONAL STRATEGIC DIRECTION  

The York Region Official Plan contains provisions that enable Council to enact a by-law to designate a Community 
Improvement Project Area. As such, through the June 2018 Draft Rental Housing Incentives Guidelines and 
Community Improvement Plan report, Council authorized staff to initiate preparation of a CIP for this purpose and 
in March 2019, Council approved the CIPA. The Regional Official Plan provides the authority to create a CIP for 
affordable housing and York Region strategic documents affirm the core principles outlined through the CIP.  

Vision 2051 outlines the goal area of Appropriate Housing for All Ages and Stages, with housing choices that 
support affordable and sustainable living and address the needs of a diverse and aging population.  This includes 
promoting housing affordability options, programs and supports that are integrated throughout York Region for 
low and moderate income families and individuals while also promoting a broad range of housing choices through 
a mix and range of types and tenures. The 2019-2023 Strategic Plan outlines the priority to support community 
health, safety and well-being and identifies the objective to deliver and promote affordable housing.  A key activity 
is to support the creation of new affordable housing rental units, which is aligned with the core objectives of the 
programs identified in the CIP.  

YORK REGION OFFICIAL PLAN POLICIES  

The York Region Official Plan (ROP) identifies the objective “to promote an appropriate mix and range of 
acceptable housing to meet the needs of residents and workers.” The ROP provides clear direction to support the 
development of affordable and rental housing.  

It is the policy of Council:  

3.5.9 To develop an affordable housing implementation framework in partnership with local 
municipalities and the development industry to achieve the targets in this Plan.  

3.5.10  To work with local municipalities, the private sector and other stakeholders to consider innovative 
financial arrangements to encourage and support the development and maintenance of non-profit and 
affordable housing, such as:  

a. height and density incentives;  
b. Community Improvement Plans;  
c. grants in lieu of development charges; and,  
d. reduced municipal fees and charges.  

 

https://www.york.ca/wps/wcm/connect/yorkpublic/1db1144e-bdc7-4d98-ba9d-a90474a8d04d/jun+21+draft+ex.pdf?MOD=AJPERES
https://yorkpublishing.escribemeetings.com/filestream.ashx?DocumentId=3168&utm_source=Media+List&utm_campaign=930dcac542-EMAIL_CAMPAIGN_2019_03_22_01_48_COPY_01&utm_medium=email&utm_term=0_88761b5815-930dcac542-304556837
https://www.york.ca/wps/wcm/connect/yorkpublic/a6d9d1ce-0813-4376-a593-daccf2b7fd6e/vision+2051.pdf?MOD=AJPERES
https://www.york.ca/wps/wcm/connect/yorkpublic/e9612765-7323-40bf-904c-715cd0c21d6b/18453_CorporateStrategicPlan-Approved.pdf?MOD=AJPERES
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3.5.17 To identify optimal sites for affordable housing early in the development process, particularly in 
centres and corridors, to maximize affordable housing funding opportunities in consultation with the 
building industry, non-profit agencies and other stakeholders 
 
3.5.20 To encourage the construction of new rental units with a full mix and range of unit sizes, including 
family-sized and smaller units. 

The YROP also clearly articulates that Council has the ability to use a Community Improvement Plan to support the 
implementation of the objectives of Council and the policies of the Plan.  

8.3.6 To use the Community Improvement provisions of the Planning Act to implement the policies of this 
Plan. In doing so, the Region may: 

a. designate any part of the Region as a Community Improvement Project Area; 
b. enact a Regional Community Improvement Plan that utilizes incentive programs including making 

grants or loans within the Community Improvement Plan Area either to registered property 
owners or to local municipalities; and,  

c. participate in a Community Improvement Plan of a local municipality  
 

8.3.7 That York Region may use Community Improvement Plans for: 
 

a. infrastructure that is within York Region’s jurisdiction; 
b. land and buildings within and adjacent to existing or planned transit corridors that have the 

potential to provide a focus for higher density mixed-use development redevelopment; and,  
c. affordable housing. 

PUBLIC BENEFIT RATIONALE 

Community improvement planning is used to benefit communities in the Province of Ontario by enabling 
municipalities to provide grants and loans to encourage private sector investment in target areas. The public 
benefit rationale is well articulated through a variety of sources. The background information provided in the CIP 
(Appendix 4) of the housing market in York Region builds the case for more affordable housing options and 
identifies the housing supply gaps that can lead to further negative repercussions for communities.   

York Region’s housing market has clear gaps that make it hard for many residents to find affordable, adequate and 
suitable housing. These include: 

• A Lack of affordable ownership options  
• Low supply of rental options at all price points  
• Minimal family-sized units in Regional Centres and Corridors  

As staff continues to measure and monitor the new supply of housing in York Region each year, there has been an 
evident decline in the number of new affordable ownership housing from 4,096 in 2016, 4,067 in 2017 and only 
714 in 2018. This low supply of affordable housing may impact the economic health and well-being of the Region, 
leading to employers seeking more affordable places where their workers can afford to live. In particular, the 
majority of York Region’s supply of affordable housing options has been through 1-bedroom condominiums, 
leading to the inability to provide a full mix and range of housing options. The majority of high density units have 1-
bedroom or less, leading to larger units in peripheral developments and smaller units in core developments, 
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particularly in the Region’s Centres and Corridors. The rising cost of homeownership may leave many households 
either overextending themselves to buy a home or turning to the constrained rental market.  

The second challenge in York Region’s housing market is the low supply of rental options at all price points. New 
purpose-built rental units are a way to help residents find secure and stable tenancy in the rental market. As the 
changing population and employment needs require more affordable housing, purpose-built rental units are an 
important and viable housing option for many residents across the income distribution. Due to the high cost of 
ownership, rental housing is particularly important a growing number of mid-range income residents. In recent 
years, the supply of rental units has predominantly been through the secondary market. Insufficient rental housing 
can lead to negative impacts on the social and economic well-being of a community. With the lowest supply of 
rental housing in the Greater Toronto Hamilton Area (GTHA), this directly impacts vacancy rates and rents charged.  

In addition to a lack of housing affordability, availability of housing by built form and location also has gaps. The 
third challenge identified is not enough family-sized units, particularly in Regional Centres and Corridors. In 
general, larger sized family units are found at the periphery of our communities whereas smaller sized 
condominium units are predominantly in our Centre and Corridors. The high cost of single-detached homes has 
created a need for other multi-bedroom housing options. Since the majority of private apartments are 1 
bedrooms, the housing market must provide a greater mix of affordable family-sized units for both ownership and 
rental tenures. In particular, there is a need for more transit-supported, family-sized housing units in the Region’s 
Centres and Corridors, including a greater mix of units in the new Greenfield developments.  

York Region has a low live-work ratio, which may be attributed to a lack of affordable options close to where 
people work in York Region. From an economic development perspective, rental housing can provide a better 
match between where workers live and where they work. This helps businesses to attract and retain employees, 
which in turn supports a stronger labour market that attracts new businesses and the right services into the 
economy. From a transportation perspective, an increase in the supply of family-sized units in Regional Centres 
and Corridors provides support to the transportation challenges impacting residents. Affordable rental housing and 
family sized units in transit supported areas helps to build complete communities, where residents and workers 
are able to live, work and play.  

The CIP is meant to support the development of affordable housing options for mid-range income households, 
including families through an increase of larger, family-sized units in Regional Centres and Corridors.  The CIP 
provides a clear benefit by supporting the development of more purpose-built rental units to address the housing 
supply gaps for mid-range income households, many of which are spending more than 30% of their household 
income on housing costs.  

The public benefits of these programs include: 

• Improved live-work balance across York Region, with more affordable housing options closer to areas of 
employment  

• The creation of new rental housing to support population and employment growth across York Region 
• Strong social outcomes across the nine local cities and towns  
• More inherently affordable housing options for mid-range income households, a growing population that 

may be struggling to make ends meet  
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CONSULTATION AND ENGAGEMENT  

Community support and stakeholder engagement has played an integral role in the decision to pursue a 
Community Improvement Plan. In 2016, Council directed the York Region/Local Municipal Housing Working Group 
(Working Group) be established to work to address housing supply and affordability issues. This provided an 
opportunity for York Region and Local Municipal staff to collaborate on research and findings to determine housing 
supply and affordability solutions that meet the diverse needs of York Region’s residents. As a result of this 
mandate, the Working Group has considered the necessity and extent of housing incentives required to help 
address affordability. The Working Group has undertaken a number of public consultations and research initiatives 
to determine and evaluate the best available options to support the development of affordable housing in York 
Region.  

The development of the CIP was in partnership through the Working Group and in consultation with BILD and 
other development experts. In addition, the decision to pursue a Community Improvement Plan has also been 
informed by the feedback from multiple public consultation streams, including the 2010 Regional Official Plan, the 
Make Rental Happen Campaign and the 10-Year Housing Plan.  

2010 REGIONAL OFFICIAL PLAN 

 The 2010 Regional Official Plan underwent a series of consultation through the Municipal Comprehensive Review 
(MCR) process to inform the updates to the Regional Official Plan and its corresponding policies. The MCR process 
requires public consultation and input in determining how to build communities that are healthy and complete, 
where residents of all abilities and ages can live, work and play. Throughout consultations for the 2010 ROP, there 
was a growing focus on the need for more affordable housing options, including more rental options. The findings 
from the 2010 Regional Official Plan resulted in the articulation of building a complete community requiring a full 
mix and range of housing options as the core of economic competitiveness, social well-being and community 
health. The MCR process identified a growing challenge of affordability in the housing market, with a limited 
supply of purpose-built rental units available to support residents who could not afford to buy a home. As a result, 
the Make Rental Happen: Creating the Conditions to Build Private Market Rental Housing was developed to engage 
partners, including other levels of government, the building industry and corporate leaders.  

MAKE RENTAL HAPPEN 

Make Rental Happen is a Council endorsed initiative from the Human Services Planning 
Board of York Region with the purpose to engage partners who can influence change to 
create rental housing options for those who cannot afford or do not wish to own a home. A 
component of this work focused on consultations and in 2015, York Region’s Human 
Services Planning Board partnered with Ryerson University to research rental housing 
incentives. This research was used to determine the type and amount of incentives needed 
to compel the private sector to build rental housing.  

In creating these reports, the project required determining key contacts in the community and industry to engage 
and share information with to support the creation of private market rental housing options. They engaged a 
cross-disciplinary team of technical experts to conduct research and review practices on the current rental housing 
environment.  The group hosted roundtable discussions, collected data and conducted surveys to: 

https://www.york.ca/wps/wcm/connect/yorkpublic/b4f88067-4df6-40bc-b64f-1b512c3dd40f/nov+10+housing.pdf?MOD=AJPERES
https://www.york.ca/wps/portal/yorkhome/yorkregion/yr/humanservicesplanningboard/collaborativeadvocacyplan/!ut/p/z1/vZLNcpswFIWfpQuWWBcBQe1OpWkAj-PMpK5tNh6BxU8KEhGyqd--ctJNZ4rdTkq10ejO0bm6nw5K0Qalgh3rkulaCtaY8za92cX0Lo6iOSRLj4RAYUkTHBAg8wCtXwQwsiig9E_uXxCkl-2_ohSlXV7v0dbxWJFlnmOTgry3Pc4KmxCW2TkmRYCB7DF2zupc6E5XaHtSu1wKzYW24CTVN3Poda0PL4VKtvy1rHhpWJjKoWWi5-pY57zvGiZELcpMMrW3IJdNwzKpDLYjZ_ujzFl-OmtQcg2AIYzVIlyUZgymK7sWhUSb8WZoM97MeNVPz88pNUOeJ_uu0ea_TLk-czVzYuzdRE4ICURLAvHn4MH_RCIHQv-KYI5_Ci58tUFZNjJ7TSUVmUsMM8ULrriaHZQpV1p3_QcLLBiGYVZKWTZ8ljMLfnejkr3B84sQbU0ag9HfenTQ-ljzAa2EVK15x-Nfhi-Cax2CN3a4bI_xtPb-tPbTwomdf2KfxBA61NjfubcuUByH5KObkPt7mPb17qT2dNrk0Gnh0Lcmp2tXq5a4fvN0cqF-aNdEk-FLUZXtbnHr-uPbQN_9ALjvPkM!/dz/d5/L2dBISEvZ0FBIS9nQSEh/#.XTdAFR1Kjcs
https://www.york.ca/wps/wcm/connect/yorkpublic/4604306f-f2ab-4850-9605-7c794d6c89bf/Collaborative+Advocacy+Plan.pdf?MOD=AJPERES&CVID=mu8HmRN
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1. Attain target audience perspective of the current environment to build rental housing, points of view and 
understanding of the issue 

2. Identify interconnected benefits of rental housing options in creating a healthy complete community  
3. Engage private sector champions who have explored the feasibility of rental housing in York Region on 

lessons learned and what leads to success 

The Make Rental Happen initiative research clearly articulated that a Community Improvement Plan may be 
required to incentivize the development of purpose-built rental units. As identified from the development 
industry, incentives help to make the development of private market rental housing more viable. 

HOUSING SOLUTIONS: A PLACE FOR EVERYONE YORK REGION 10-YEAR HOUSING PLAN  

The 5-year review of York Region’s Housing and Homelessness Plan launched two surveys to gather feedback from 
Region staff, community members and housing and development industry professionals. In addition to the almost 
270 Regional staff and community members surveyed, a number of individuals who are professionally involved in 
the housing sector in some way, including developers, property managers/landlords and real estate professionals, 
participated in a targeted survey that sought feedback on the opportunities and barriers for rental housing 
development in York Region. This survey provided direct feedback on the draft Rental Housing Incentives 
Guidelines. The staff and community member survey affirmed a number of important findings, including: 

• Strong agreement that the housing supply and housing affordability are challenges for York Region 
residents and that housing is not affordable in York Region 

o Rents are too high  
o Income too low to afford housing  
o Too few places to rent  

• Staff and community members expressed direct concern about the lack of affordable housing options for 
young people and seniors and challenges with York Region’s rental housing supply  

• Survey participants want York Region’s housing system to be affordable, safe and sustainable  

The private sector survey findings provided a strong awareness of the support for rental housing incentives, 
particularly from the development industry. Responses identified: 

• Barriers included lack of provincial and federal support, return on investment not favourable compared to 
condominium developments, the return on investment not viable and a lack of municipal support 

• Overall satisfaction with the incentives proposed in the draft Regional Rental Housing Incentives 
Guidelines  

In addition to the findings from the survey, the Working Group has considered the necessity and extent of housing 
incentives required to help address affordability. The CIP helps to provide more affordable rental housing options 
to residents of different ages to find and keep adequate housing that meets their needs.  

 

 

 

 

https://www.york.ca/wps/wcm/connect/yorkpublic/de657ddb-d3b6-4204-806c-249eebdbb9ed/HousingSolutions10YearPlan.pdf?MOD=AJPERES&CVID=mu8rwcU
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PART 2: COMMUNITY IMPROVEMENT PLAN POLICIES  

The CIP provides the goals and objectives, the approved CIPA, the program requirements necessary to utilize the 
tools provided to support the development of purpose-built rental units and the process for accessing these 
incentives.   

The CIP timeframe is from 2020 to 2023. A three year review of the CIP in 2023 and the relevant programs will be 
reported to Regional Council to assess the impact. Regional Council has the right to extend, revise or alter the CIP 
beyond the initial three-year period, subject to the objectives of Council.  

GOAL AND OBJECTIVES 

Based on the clearly articulated legislative authority and policy basis for the CIP and input received from research, 
analysis and consultations, the primary goal of the CIP is to increase the supply of purpose-built rental housing 
affordable to mid-range income households. There is a need for more private purpose-built rental housing in York 
Region to support the diverse needs of residents.  

To achieve the goal of the Affordable Housing CIP, the programs provided help to minimize the barriers to creating 
affordable, rental housing projects through the introduction of an incentives package, which includes: 

• New Upper-Tier Development Application Fee Waiver (applies to subdivisions, condominiums and site 
plans; revisions and resubmissions do not qualify)  

• Local municipal utilization of York Region’s upper tier CIP 
o Placeholder: Local Municipal Programs  

This CIP allows for local municipalities to provide waivers and grants to incentivize affordable purpose-built rental 
development, which helps to encourage consistency in the implementation of rental incentives across York Region. 
This includes financial allocations for a comprehensive account of available incentives, particularly to support 
development in the Region’s centres and corridors. Incentives offered by the local municipality are not prescribed, 
nor will they be determined by York Region. The CIP includes an explanation of the development charge deferral 
programs provided for informational purposes and as a part of the greater suite of incentives that support the 
development of purpose-built rental housing across York Region. However, a CIP is not required for York Region to 
provide development charge deferrals.  

A number of key objectives are identified through this CIP, which include: 

• Prioritizing developments that are a minimum of 4 storeys above grade 
• Prioritizing developments in Regional Centres and Corridors 
• Incentives for purpose-built rental developments also be provided by local municipalities through a 

partnership approach 
• Prioritize unit retention with developments remain rental for a minimum of 20 years – commitment 

through covenant on title  

The objectives of the CIP include the prioritization of developments with a minimum of 4 storeys, supporting York 
Region’s city building initiatives and the creation of complete communities. This supports the Region’s 
intensification targets, thus supporting enhanced travel options, conserve resources and create sustainable living.  
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A criterion to access the new incentives in the CIP is that initial rents in the development must be affordable to 
mid-range income households. The definition of mid-range income affordability for the CIP is that on average, 
rents may not exceed 175 per cent of average market rent of private purpose-built apartments by bedroom type 
and is consistent with the definition previously reported to Council. Based on the standard that a maximum of 30% 
of income be spent on housing, this threshold provides affordable bachelor, 1- and 2-bedroom units to all mid-
range income households and affordable 3-bedroom units to the highest earning half of mid-range income 
households. 

PROJECT AREA INFORMATION 

The CIP applies to area’s identified as “urban” or “towns and villages” in the York Region Official Plan and as 
amended from time to time, allowing for participation in all nine local municipalities (Map 1).  In March 2019, 
Regional Council enacted bylaw 2019-15 to designate a Community Improvement Project Area for the purposes of 
a Community Improvement Plan for Affordable Rental Housing. York Regional Council enacted that areas identified 
as “urban” or “towns and villages” in the York Region Official Plan, as amended from time to time, and as 
designated in local official plans, be identified as a Community Improvement Project Area respecting the provision 
of affordable rental housing incentives.  

Map 1: Regional Structure 

 

  

https://www.york.ca/wps/wcm/connect/yorkpublic/1db1144e-bdc7-4d98-ba9d-a90474a8d04d/jun+21+draft.pdf?MOD=AJPERES
https://yorkpublishing.escribemeetings.com/filestream.ashx?DocumentId=3738
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PROGRAM POLICIES 

The CIP identifies incentives offered to increase the supply of purpose-built rental housing affordable to mid-
range income households across York Region. CIP’s are required by the Municipal Act to waive or grant money and 
as such, are required to implement the upper-tier application fee waivers. The development charge deferral 
policies articulated do not legally require the CIP for implementation and are identified for information. However, 
they are included in order to provide a comprehensive account of incentives available.  

The development application fee waiver will be offered in conjunction with one of the development charge 
deferral policies as an incentives package to support the development of purpose-built rental units across York 
Region’s nine local cities and towns. The incentives outlined can only be provided for a maximum of 1500 units 
over a 3-year period. All of the incentives captured by the CIP and associated deferral policies require that a 
development remain rental for a minimum of 20 years and that similar or better local municipal support be 
provided. The new Development Charge Deferral for Affordable, Purpose-built Rental Housing policy and 
application fee waiver requires that initial rents for the development be affordable to mid-range income 
households.  

DEVELOPMENT CHARGE DEFERRALS 

The CIP program areas will include two separate development charge deferral policies, one being the existing 3-
Year Development Charge Deferral and the second being the new Development Charge Deferral for Affordable, 
Purpose-Built Rental Buildings policy. The existing 36 month Development Charge Deferral for Purpose-Built High 
Density Rental Buildings policy is not contingent on being affordable to mid-range income households, whereas 
the second longer-term development charge deferral is dependent on affordability for mid-range income 
households.  

1. CONTINUATION OF 36 MONTH DEVELOPMENT CHARGE DEFERRAL FOR PURPOSE-BUILT HIGH 
DENSITY RENTAL BUILDINGS POLICY  

1. Objectives:  

The policy is intended to allow developers of purpose-built rental buildings to defer the Regional development 
charges owed for a period of thirty-six (36) months, subject to criteria.   

2. Description  

Development charges payable  will be deferred for a period of 36 months. The three years will start beginning at 
occupancy and the development charges will be due interest free at the end of the duration.  

3. Criteria to Access Program  

The building must fall within the defined criteria, which includes: 

• 4 storeys in height  
• Remain rental for a minimum of 20 years  
• Local municipal participation required, providing a similar or better incentives  
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2. NEW DEVELOPMENT CHARGE DEFERRAL FOR AFFORDABLE, PURPOSE-BUILT RENTAL 
BUILDINGS  

The existing 36 month Development Charge Deferral is offered by York Region to support the development of 
purpose built rental housing. However, a new Development Charge Deferral for Affordable, Purpose-built Rental 
Buildings will be offered to provide a greater incentive for developments that provide affordable purpose-built 
rental housing in York Region.  

1. Objectives:  

The policy is intended to allow developers of affordable purpose-built rental buildings to defer the Regional 
development charges owed for a longer-term period, with specifications on the duration determined on the basis 
of meeting threshold criteria.  

2. Description 

The longer-term Development Charge Deferral for Affordable, Purpose-built Rental Housing is varied, which is 
determined by location (higher incentive if located in Regional Centres and Corridors) and must meet the minimum 
unit count criteria. The breakdown is examined in the table below.  

Criteria Duration of development charge deferral 

Purpose-built rental of four storeys or more, with affordability 
criteria (175 AMR)2 

5 Year 

5-Year Deferral Requirements AND located in Regional Centres and 
Corridors 

10 Year 

5-Year Deferral Requirements: 
                AND 

• Minimum of 100 dwelling units  
AND 

• A minimum of 50 per cent (%) of the total number of 
dwelling units in the purpose-built rental building must have 
two (2) or more bedrooms*  

10 Year 

5-Year Deferral Requirements: 
AND 

• Located in Regional Centres and Corridors 
AND 

• Minimum of 200 dwelling units  
AND 

• A minimum of 50 per cent (%) of the total number of 
dwelling units in the purpose-built rental building must have 
two (2) or more bedrooms* 

 
 

20 Year 

 
*Note: Units that achieve one-hundred and twenty-five (125) per cent (%) of Average Market Rent (AMR) or less for private 
apartments, by bedroom type, may not have to satisfy the unit split requirement. In addition, those units that achieve one-hundred 
and twenty-five (125) per cent (%) of Average Market Rent (AMR) or less for private apartments, by bedroom type, shall be 
excluded from the total number of units used to calculate the unit split calculation.  Those units that have been excluded from the 
unit split requirement, as a result of achieving one-hundred and twenty-five (125) per cent (%) of Average Market Rent (AMR) or 

                                                                 
2 AMR stands for Average Market Rents, which refers to the average actual rents charged for private apartments in York Region 
calculated and published annually in the Canada Mortgage Housing Corporation (CMHC) Fall Rental Market. 
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less for private apartments, by bedroom type, must be maintained at this level of affordability (one-hundred and twenty-five (125) per 
cent (%) of Average Market Rent (AMR) or less for private apartments, by bedroom type) for the duration of the Development 
Charges deferral after which time they must still be less than, or equal to, one-hundred and seventy-five (175) per cent of Average 
Market Rent (AMR) for private apartments, by bedroom type. These units must remain less than, or equal to, one-hundred and 
seventy-five (175) per cent of Average Market Rent (AMR) for private apartments, by bedroom type, for the duration of the restrictive 
covenant as identified under Term ‘H’ of this policy. 

3. Criteria to Access Program  

In order to access the program, the proponent must demonstrate: 

• 4 storeys in height  
• Restrictive covenant registered on title requiring that the property be developed and entirely operated as 

a rental apartment complex for no less than 20 years  
• Local municipal participation required, providing a similar or better incentives  
• Affordability to mid-range income households (Appendix 1)  
• The necessary size or location criteria have been met (dependent on duration of development charge 

requested)  

OTHER PROPOSED INCENTIVES 

In addition to the development charge deferrals outlined above, this CIP offers a development application fee 
waiver to further incentivize the development of purpose-built rental housing affordable to mid-range income 
households throughout York Region.  

3. NEW UPPER-TIER DEVELOPMENT APPLICATION FEE WAIVER 

1. Objectives:  

The waiver is intended to waive the initial planning application fee due to York Region upon submission of required 
documents. The waiver of initial planning fees applies to subdivisions, condominiums and site plans for 
developments, where revisions and resubmissions do not qualify for any waivers.   

2. Description: 

As per the Fees and Charges for Services and Activities Bylaw (Bylaw No. 2010-15), York Region is able to impose 
fees and charges for services and activities provided or done by it and for the use of its property. The development 
application fee schedule is updated on a regular basis and provides an effective cost value fee that will be waived 
for the site-specific developments to support the development of affordable purpose-built rental units across York 
Region.  

The development application fees waived relevant to the attached fee schedule include: 

 Local Official Plan Amendment: Base plus Decision fee  
o Regardless of whether a report to Council is or is not required 

 Official Plan Amendment Exemption  
 Zoning Bylaw Amendment  
 Draft Plan Condominium  
 Condominium Clearance 
 Site plan* 

https://www.york.ca/wps/portal/yorkhome/yorkregion/yr/bylaws/fees%20and%20charges%20for%20services%20and%20activities%20bylaw%20(includes%20updated%20schedule%20a)/!ut/p/z1/zZNNb-MgEIb_inuItD1YYPxFj9Tdre2oSaWq25hLRIDYtDFObeI2--uXprnG0aq1tFxgYHiHeWYAFCwA1axXJTOq0Wxj7YJGy4zcZmk6hfk8wAkkcE5yFGOIpzF4OjjAE4NAQIfv_wYU0C1XAhRijYJYBMKFjCM3iLyVeyWDlcvWUkYsiEJPRB_eXJutqUCxb5e80UZqM4H7pn2xRmeU2R02qqaWn9utLG0uE7jab9hbN4FWrXOYFg6vWFva9bppnU62veLHA8aN6pVR1jxccn4ozTc7Ye3dVjAjhdPxSordRjrs8ohgIEc6TCg_x8gWAbV3yV1pSTFTuUqvG7D4zAcsvj0fG049v75SYlF_8H03YPH_sKYHWggFUeolMIfpHMPsV3wf3uDUg0l4xmGKjg4DBSlsQeOTBXnwwFOv5Bt41E1b2z_y8I8tnJ6NEH8xwrA8QuPKh-PKjwsn875FPs9g4hErf-v_9CFBWYKv_RzPZnDc1_ujypNxO4eMC4d8tXO29WON_b1LC2yusuewrJc31zO3yPs_p6fy4uIvL8-gsw!!/dz/d5/L2dBISEvZ0FBIS9nQSEh/#.XVG1-R1Kjcs
https://www.york.ca/wps/wcm/connect/yorkpublic/7a8a3773-3fad-4705-b909-c2b77b7ebe23/16009_yorkRegionDevelopmentApplicationsFees.pdf?MOD=AJPERES
https://www.york.ca/wps/wcm/connect/yorkpublic/7a8a3773-3fad-4705-b909-c2b77b7ebe23/16009_yorkRegionDevelopmentApplicationsFees.pdf?MOD=AJPERES
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o Only covering the minimum charge identified in the schedule (maximum exception available for 
this waiver program) and not the additional percentage of the estimated costs of works within 
the Regional right-of-ways  

 Major Site Plan* 
o Only covering the minimum charge identified in the schedule (maximum exception available for 

this waiver program) and not the additional percentage of the estimated costs of works within 
the Regional right-of-ways  

 Review and Approval of Environmental Assessment Report 
 Encroachment Permit 
 Consent to Sever 

 
None of the above mentioned application fee waivers are available for revisions and resubmissions.  

3. Criteria to Access Program   

In order to access the fee waiver program, proponents must identify:  

• 4 storeys in height  
• Restrictive covenant registered on title requiring that the property be developed and entirely operated as 

a rental apartment complex for no less than 20 years  
• Local municipal participation required, providing a similar or better incentives  
• Must be affordable to mid-range income households (Appendix 1)  

LOCAL MUNICIPAL PARTICIPATION AND UTILIZATION OF THE CIP 

Participation in the incentives package identified in this CIP is contingent on local municipal support. Local 
municipalities will be required to offer similar or better incentives than those provided by York Region. The CIP 
does not prescribe which incentives local municipalities should offer and they will not be evaluated on absolute 
dollar value. Through the CIP, local municipalities may be able to provide grants and waivers to development 
proponents that meet the criteria of the CIP and are receiving Regional incentives.  To participate in an upper-tier 
CIP, enabling policies will be required in local municipal Official Plans.  

Regional staff are currently consulting with local municipal staff to determine the necessary local municipal 
programs to be included in the CIP, including programs such as a Tax Increment Equivalent Grant (TIEG) or 
planning fee waivers. Please note: additional consultations will occur to determine additional programs to enable 
local municipalities in York Region to provide grants. 

LOCAL MUNICIPAL PROGRAMS POTENTIALLY ADMINISTERED THROUGH YORK REGION’S 
AFFORDABLE CIP  

*Placeholder* 

IMPLEMENTATION OF THE PROCESS  

A formal application template will be available through the CIP website to guide interested developments in 
reviewing the necessary criteria and applying for these incentives.  
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Step 1: Pre-Application Consultation  

• Proponent initiates pre-application consultation with Local Municipal staff 
o Pre-application only refers to development applications (subdivision, site plan, condominium) 
o Proponent interest in accessing incentives established   
o Local Municipal support and interest in providing incentives established in principle at the staff 

level 
• Review CIP for program requirements  

Step 2: Regional Staff Contacted  

• Local Municipal staff contacts Region to express interest in accessing incentives 
o Local Municipal staff provides Submission Details and associated pro forma work 

• Staff at either the local municipality or Regional level may request clarification or additional supporting 
documentation 

Step 3: Regional Staff Confirm eligibility   

• Regional staff confirm eligibility for incentives (including confirmation of local municipal support in 
principle) 

Step 4: Evaluation of Submission and Documentation  

• Proposal evaluated by Regional staff based on proponent Submission 

Step 5: Regional Staff Draft Agreement(s) to enter into with the Proponent  

• Regional staff draft Agreement(s) to enter into with proponent based on Regional Council 
recommendations 

• Documentation is finalized by Legal and corresponding legal fees are covered by the proponent  

Step 6: Review and Monitoring of New Purpose-built Rental Units 

• Staff will continue to monitor growth of new purpose-built rental units across York Region in the annual 
measuring and monitoring exercise and report the outcomes of the CIP to Regional Council  

REQUIREMENTS TO USE CIP 

The incentives package identified is applied on a development basis, with a series of minimum criteria identified 
under each program area in order to qualify for the corresponding incentive outlined in this CIP. The requirements 
identified are based on the research and findings of the York Region Local Municipal Housing Working Group.  

In February 2018, Regional Council endorsed the following principles for development of a purpose-built rental 
affordable housing incentives framework that targets mid-range income households: 

• Apply to purpose-built rental tenure only  
• Priority given to high-rise and mid-rise developments  
• Priority given to development in regional and local centres and corridors  
• York Region incentives be contingent on the local municipality offering similar or better incentives  

https://www.york.ca/wps/wcm/connect/yorkpublic/b6f0eec1-1d15-4062-99cd-3de79a4f8d35/feb+8+housing+ex.pdf?MOD=AJPERES
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• Restrictive covenant registered on title requiring that the property be developed and operated as a rental 
apartment complex for no less than 20 years  

• Incentives offered may be tied to the duration the project will remain rental, duration of affordability 
and/or depth of affordability provided  

In addition to the above endorsed Principles, the CIP incorporates criteria that, on average, rents shall not exceed 
175 per cent of average market rents (at occupancy) of private purpose-built apartments by bedroom type. These 
amounts are annually found in the Canada Mortgage and Housing Corporation (CMHC) Rental Market Report. The 
rental threshold identified is used to recognize that York Region average market rent is derived from an aging 
rental housing stock, while ensuring that developments receiving the incentives are on average non-luxury and 
affordable to the mid-range income group (fourth to sixth deciles). The programs cannot be administered on a 
unit-by-unit basis, but must be applied to the entirety of a development being built.  

To comply with the Development Charge Deferral for Purpose-built Rental Buildings policy, the development must 
be a minimum of four (4) storeys.  

AMENDING POLICIES 

Staff will be requesting that Regional Council delegate authority to the Chief Planner in administering the 
application fee waivers in alignment with the program requirements.  

In the case when the set criteria are not met and extenuating circumstances are requested for review, staff will 
report to Regional Council as the final decision-making body for approving the application of the programs of a 
particular circumstance. Regional Council reserves the right to amend the process of application for CIP program 
support and/or the evaluation of applications, at any time and for any reason, without the requirement to amend 
the approved CIP.  

Changes to the provisions of this CIP identified that are considered to represent a significant change that 
necessitates a formal amendment to the Plan, including the following: 

1. The addition of new programs that support the development of purpose-built rental units in York Region  
2. An extension to the approved term (duration) of the CIP 
3. A change in the eligibility criteria required to access programs determined through this CIP 
4. Regional Council may review and amend any of the terms of any of the programs prescribed in this CIP, 

with the ability to make modifications to the boundaries of the project areas without amendment to the 
Plan, provided that the general goals and objections of the Plan are maintained. The administrative details 
are included in the appendices of the CIP to provide opportunity for amendments to reflect administrative 
changes or process improvements.  

MONITORING POLICIES 

Monitoring of progress toward achieving more affordable housing options, including rental housing, is annually 
measured through York Region’s Affordable Housing Measuring and Monitoring reporting. This measuring is 
guided by York Region’s Affordable Housing Measuring and Monitoring Guidelines Update, which articulates the 
standardized approach to implement the York Region Official Plan affordable housing targets. The total number of 
new rental units added each year is monitored through the measuring and monitoring report, which will include an 
evaluation of the number of units that were supported by incentives. The costs of the incentives provided will also 

https://www.york.ca/wps/wcm/connect/yorkpublic/06755f2f-fe19-4098-a7b7-dd8c8104eea6/Development+Charge+Deferral+for+Purpose-Built+High+Density+Rental+Buildings+.pdf?MOD=AJPERES
https://www.york.ca/wps/wcm/connect/yorkpublic/6d93d0a0-a149-4f37-b24c-5ee41a9f1a15/York+Region+Affordable+Housing+Measuring+and+Monitoring+Guidelines+-+Online.pdf?MOD=AJPERES
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be evaluated by staff to measure the impact of these Community Improvement Plan incentives on York Region’s 
revenues and lost earnings as a result of application fee waivers and development charge deferrals.  

A number of key performance indicators will support staff in monitoring the programs administered through the 
CIP.  

Program  Major Indicators  
Upper-Tier Development Application Fee Waiver  • Number of applications received  

• Amount of application fees   
Development Charge Deferral for Affordable Purpose-
Built Rental Buildings Policy    

• Cost of deferral charges and relevant interest  
• Number of new units created  

Monitoring of the Community Improvement Plan: 

The current CIP is intended to be implemented during 2020-2023, which will be followed by an evaluation of the 
current approach to incentivizing purpose-built rental units in York Region at the end of four-year Council term. 
This is predominantly to consider the need to increase requirements for affordability and to review the threshold 
of 1500 units over the 3-year period. The CIP will be evaluated to assess the impact and ability to effectively 
incentivize purpose-built rental housing affordable to mid-range income households across York Region, using the 
annual monitoring exercise as a means to track the achievement of the goals and objectives outlined in the CIP.  

It is the intention of Regional staff that a regular evaluation of the impact of the CIP is completed during the annual 
measuring and monitoring process to identify alignment of proposed developments with Regional planning and 
housing objectives. This includes alignment with the urban structure and transportation investments, and the 
depth or duration of affordability incorporated into the monitoring process.  
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COMMUNITY IMPROVEMENT PLAN: APPENDICIES 

APPENDIX 1: MID-RANGE 

From an income perspective, the housing market can be viewed as containing three distinct but overlapping 
segments (Figure 1). 

Figure 1: Housing Segments by Income Provincial Definition of Affordable  

 

1. Community Housing segment includes those households that may qualify to apply for additional supports to 
find acceptable housing in the Region. This is the lowest earning 40 percent of households. From an income 
perspective, these households are eligible to apply for nonprofit/government assisted housing through the 
centralized waitlist. 
 

2. The Mid-Range Income segment includes households classified as requiring affordable housing options based 
on the Provincial definition, but do not qualify for additional supports. This segment includes 20 percent of the 
households in the Region between the lowest to the highest earning 40 per cent of households. The intention 
is that this segment be served by the private market. 
 

3. The Private Market segment consists of the highest earning 60 per cent of households and incorporates the 
mid-range affordable segment. Households in this segment have traditionally been able to afford market 
housing. 

Although the entire private market segment has traditionally been able to afford market housing, disparities 
between income and housing cost increases coupled with gaps in housing supply such as a lack of private purpose-
built rental units has led to many households in the mid-range income segment with few, if any housing options. 
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The CIP is meant to facilitate the development of rental housing affordable to mid-range income households; or 
those earning between approximately $80,000 and $120,000 in 2018. As such, the CIP incorporates criteria that, 
on average, rents shall not exceed 175 per cent of average market rent of private purpose-built apartments by 
bedroom type. The rental threshold recognizes that York Region average market rent is derived from an aging 
rental housing stock, and ensures developments that receive incentives are non-luxury and affordable to the mid-
range income cohort. 

The maximum affordable rent for mid-range income households ranges from approximately $2,000 to $3,000 per 
month based on the standard that a maximum of 30 percent of income be spent on housing. As is shown by the 
highlighted cells in Figure 2, 175 per cent of average market rent provides for affordable bachelor units for all mid-
range income households, affordable 1 and 2-bedroom units for households at the fifth and sixth deciles, and 
affordable 3-bedroom units at the sixth decile of the income distribution. 

Figure 2: Eligible Rents and Mid-Range Income Affordability, 20183 

Eligible rents and mid-range income affordability, 2018 

 Bach 1-Bdrm 2-Bdrm 3+ Bdrm 

Average Market Rent of Private Purpose-
built Apartments* 

$892 $1,170 $1,346 $1,526 

175% Average Market Rent $1,570 $2,014 $2,352 $2,664 

Maximum Affordable Rent for Mid-Range 
Households (4th Decile) 

$2,000 $2,000 $2,000 $2,000 

Maximum Affordable Rent for Mid-Range 
Households (5th Decile) 

$2,500 $2,500 $2,500 $2,500 

Maximum Affordable Rent for Mid-Range 
Households (6th Decile) 

$3,000 $3,000 $3,000 $3,000 

Note: Grey highlighted cells denote affordability by household income decile and bedroom type 

APPENDIX 2: DEFINITIONS  

• Affordable housing: this term includes community housing, affordable market rental housing, and 
affordable ownership housing based on the Provincial definition  

• Affordable market rental housing: refers to private, purpose-build rental housing that is affordable to 
people with incomes in the sixth decile or below, based on 30% of their gross household income 

                                                                 
3 *Source: CMHC Rental Market Report, Greater Toronto Area, 2018 Table 1.1.2, “Private Apartment Average 
Rents” (does not include secondary or government assisted/non-profit units).  
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• Affordable ownership housing: refers to ownership housing that is affordable to people with incomes in 
the sixth decile or below, based on 30% of their gross household income 

• Community housing: refers to housing units owned and operated by non-profit and cooperative housing 
providers as well as Housing York Inc. Community housing units may offer subsidized rents linked to 
tenant income and/or rents that are set relative to CMHC average market rents for York Region  

• Rent Subsidies: refers to ongoing financial assistance that helps people afford private market housing, 
including housing allowances, portable rent benefits, and rent supplements 

• Housing affordability:  the relationship between the ability to pay for housing and the cost of housing, 
which differs for each household across the income spectrum and is based on market realities. Generally, 
housing affordability is determined across the income spectrum based on spending 30% of gross 
household income on housing costs, which may become more, depending on market forces 

• Tax increment equivalent grant (TIEG): a grant equal to the full amount, or a portion of the amount of 
municipal property taxes increase after a property is reassessed. The increase in taxes, or tax increment, is 
calculated by subtracting the municipal portion of property taxes before reassessment from the municipal 
portion of property taxes after reassessment. The tax increment does not include any increase/decrease 
in municipal taxes due to a general tax increase/decrease, or a change in assessment for any other reason 

• The CIPA Developable Area Excludes: 
a. Environmental features and areas, where development is prohibited, identified in Places to Grow: 

Growth Plan for the Greater Golden Horseshoe;  
b. the Regional Greenlands System and approved local municipal natural heritage systems where 

development is prohibited;  
c. key natural heritage features and key hydrologic features;  
d. major infrastructure rights-of-way (i.e. existing 400-series highways and finalized route alignments for 

extensions or future 400-series highways, utility lines, and rail lines); and,   
e. existing uses (e.g. cemeteries, estate subdivisions). 

APPENDIX 3: LEGISLATIVE AUTHORITY  

1. Municipal Act, 2001 

2. Municipalities are created by the Province of Ontario to be responsible and accountable governments with 
respect to matters within their jurisdiction and each municipality is given powers and duties under this Act and 
many other Acts for the purpose of providing good government with respect to those matters. 2006, c. 32, Sched. 
A, s. 2. 

106 (1) Despite any Act, a municipality shall not assist directly or indirectly any manufacturing business or other 
industrial or commercial enterprise through the granting of bonuses for that purpose.  2001, c. 25, s. 106 (1). 

Same 

(2) Without limiting subsection (1), the municipality shall not grant assistance by, 

(a)  giving or lending any property of the municipality, including money; 

(b)  guaranteeing borrowing; 

(c)  leasing or selling any property of the municipality at below fair market value; or 

(d)  giving a total or partial exemption from any levy, charge or fee.  2001, c. 25, s. 106 (2). 

Exception 
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(3) Subsection (1) does not apply to a council exercising its authority under subsection 28 (6), (7) or (7.2) of 
the Planning Act or under section 365.1 of this Act.  2001, c. 25, s. 106 (3); 2002, c. 17, Sched. A, s. 23; 2006, c. 23, 
s. 34. 

2. Planning Act, 1990 

Section 28 of the Planning Act identifies that upper-tier municipalities are limited to the follow areas, according to 
O. Reg. 550/06: PRESCRIBED MATTERS - UPPER-TIER COMMUNITY IMPROVEMENT PLANS 

Matters that may be dealt with in upper-tier community improvement plans 

2. For the purposes of subsection 28 (4.0.1) of the Act, the community improvement plan of an upper-tier 
municipality may deal only with the following matters: 

4. Infrastructure that is within the upper-tier municipality’s jurisdiction. 
5. Land and buildings within and adjacent to existing or planned transit corridors that have the potential to 

provide a focus for higher density mixed-use development and redevelopment. 
6. Affordable housing. O. Reg. 550/06, s. 2. 

Section 28 (1) of the Planning Act defines “community improvement” means the planning or replanning, design or 
redesign, resubdivision, clearance, development or redevelopment, construction, reconstruction and 
rehabilitation, improvement of energy efficiency, or any of them, of a community improvement project area, and 
the provision of such residential, commercial, industrial, public, recreational, institutional, religious, charitable or 
other uses, buildings, structures, works, improvements or facilities, or spaces therefor, as may be appropriate or 
necessary;  

“community improvement plan” means a plan for the community improvement of a community 
improvement project area; 

“community improvement project area” means a municipality or an area within a municipality, the 
community improvement of which in the opinion of the council is desirable because of age, dilapidation, 
overcrowding, faulty arrangement, unsuitability of buildings or for any other environmental, social or 
community economic development reason. 

Affordable housing (1.1) Without limiting the generality of the definition of “community improvement” in 
subsection (1), for greater certainty, it includes the provision of affordable housing.  2006, c. 23, s. 14 (2). 

Section 28 (7) For the purpose of carrying out a municipality’s community improvement plan that has 
come into effect, the municipality may make grants or loans, in conformity with the community 
improvement plan, to registered owners, assessed owners and tenants of lands and buildings within the 
community improvement project area, and to any person to whom such an owner or tenant has assigned 
the right to receive a grant or loan, to pay for the whole or any part of the eligible costs of the community 
improvement plan.  2006, c. 23, s. 14 (8). 

Grants or loans between upper and lower-tier municipalities 
(7.2) The council of an upper-tier municipality may make grants or loans to the council of a lower-tier 
municipality and the council of a lower-tier municipality may make grants or loans to the council of the 
upper-tier municipality, for the purpose of carrying out a community improvement plan that has come 
into effect, on such terms as to security and otherwise as the council considers appropriate, but only if the 
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official plan of the municipality making the grant or loan contains provisions relating to the making of such 
grants or loans.  2006, c. 23, s. 14 (8). 

3. Development Charges Act, 1997  

6. A development charge by-law must set out the following:  

1. The rules developed under paragraph 9 of subsection 5(1) for determining if a development charge is 
payable in any particular case and for determining the amount of the charge. 

2. An express statement indicating how, if at all, the rules provide for exemptions, for the phasing in of 
development charges and for the indexing of development charges. 

3. How the rules referred to in paragraph 1 apply to the redevelopment of land. 

4. The area of the municipality to which the by-law applies. 1997, c. 27, s. 6. 

26 (1) A development charge is payable for a development upon a building permit being issued for the 
development unless the development charge by-law provides otherwise under subsection (2).  1997, c. 27, s. 26 
(1). 

APPENDIX 4: BACKGROUND INFORMATION AND JUSTIFICATION  

The Regional Municipality of York consists of nine local municipalities that are located in the Greater Toronto and 
Hamilton Area (GTHA), with large economic growth opportunities and making it an ideal location to live, work and 
play. York Region has planned for the future by seeking to build complete communities for residents and workers 
of all ages and across all incomes. Complete communities require a full mix and range of housing options, including 
rental housing, that meet the needs of residents of all ages, stages and abilities.  

York Region’s population is growing and diversifying, with new employment opportunities and a growing need for 
a full mix and range of housing options to support growth. The increasing cost of home-ownership in York Region, 
many residents are turning to the rental market to find affordable housing options. However, many residents 
turning to rental options are finding a constrained rental market with high rents.  

York Region has the lowest supply of rental housing in the Greater Toronto and Hamilton Area with only 14% 
(Figure 3). 

Figure 3: Percentage of Households in Rental Tenure GTHA, 2016 
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York Region’s rental market has remained reliant on the secondary market to deliver rental options, with few 
purpose-built units built each year. Since 2007, the number of condominiums rented grew from 2,682 to 11,620 in 
2018 (Figure 4). This reflects a change from 14.8% of condominiums rented out of the total in the market to 28.3% 
in 2018.  Compared to this, only 25 new purpose-built rental units were added to the rental market in 2018. The 
low supply of rental housing in York Region has the potential to lead to negative economic, social and 
environmental outcomes. One example of this is a low live-work ratio, which places fails to provide residents with 
the opportunity to live where they work, a critical component of building complete communities. York Region also 
has one of the lowest supplies of private apartment rentals in the GTA, with only 5,480 units in 2018.  

Figure 4: GTHA Private Rental Apartment Units Compared to Condominium Rental Units, 2018 
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York Region also has some of the lowest percentages of renters and owners spending less than 30% of their 
household income on housing costs. In 2016, York Region had 72% of owners spending less than 30% and only 48% 
of renters spending less than 30% of their household income on housing costs. York Region equally had the highest 
percentage of renters (17.8%) and owners (8%) spending 70% or more of their household income on housing costs 
(Figure 5).  

Figure 5: GTHA Owners and Renters by Percentage of Households Income Spent on Housing Costs, 2016 

 

In recent years, the overall cost of housing in York Region has steadily continued to rise. As the cost of housing has 
risen, a declining number of affordable housing options have been available in the housing market. The higher-
range income decile groups have still found affordable housing options in the market, but a growing segment of 
mid-range income households have been struggling to find affordable housing options for mid-range income 
households (Figure 6). Mid-range income households are included in the Provincial definition of “affordable” but 
do not qualify to apply for housing supports. They are meant to be housed by the private market. However, due to 
the constrained housing market that lacks affordable housing options, this mid-range income group has expanded.  

  

Renter Owner Renter Owner Renter Owner Renter Owner Renter Owner Renter Owner
Durham Halton Hamilton Peel Toronto York Region
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50-69% 10.2% 3.3% 8.6% 3.0% 9.8% 2.8% 8.6% 5.1% 8.6% 4.7% 9.4% 5.2%
70% or more 10.5% 3.7% 12.1% 4.1% 10.2% 3.2% 13.2% 5.4% 14.7% 7.6% 17.8% 8.0%
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Figure 6: York Region Household Income Distribution and Affordable Ownership Thresholds, 2018 

 

Every year, York Region staff evaluates the supply of new housing to provide a standard approach to implement 
the York Region Official Plan affordable housing targets. The targets require that 35% of new housing in the 
Region’s Centres and key development areas be affordable and that 25% of new housing outside of those areas be 
affordable. In 2018, York Region had the lowest supply of affordable options, with only 12% of new ownership and 
rental housing being affordable to households at the 60th percentile (Figure 7).  

Figure 7: Percentage of New Units that were Affordable in York Region, 2013-2018 

 

According to CMHC Housing Now Greater Toronto Area market tables, the average price for an absorbed single-
detached house in York Region for 2018 was $1,246,262. The resale market is summarized in the table below. The 
average resale price for York Region is $916,449, which incorporates all housing structure types. A breakdown of 
the average resale price for the various housing structure types is identified in Figure 8.  

Figure 8: Housing Structure Type, Average Resale Price and Number of Sales in Resale Market, 2018 

Housing Structure Type Average Resale Price in 2018 # of Sales in Resale Market in 2018 
Single Detached $1,123,734 6,750 
Semi-Detached $760,683 900 

Town/Row/Attached $731,502 2,347 
Condominium/Apartment $491,893 1,943 

https://eppdscrmssa01.blob.core.windows.net/cmhcprodcontainer/sf/project/cmhc/pubsandreports/housing-now-tables/2019-m01/housing-now-tables-gta-64163-2019-m01-en.pdf?sv=2018-03-28&ss=b&srt=sco&sp=r&se=2021-05-07T03:55:04Z&st=2019-05-06T19:55:04Z&spr=https,http&sig=bFocHM6noLjK8rlhy11dy%2BkQJUBX%2BCDKzkjLHfhUIU0%3D
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The incomes of residents have not risen to reflect the rising price of housing. In the measuring and monitoring of 
York Regional Official Plan targets, Regional staff identifies the maximum affordable housing price to own a house 
for each decile group. When affordability by income decile group is evaluated, none of the average resale house 
prices in York Region are affordable to households at the 60th percentile. The majority of York Region’s housing 
stock is single detached houses that, according to staff calculations, are only affordable to the wealthiest 
households in York Region. The current disparity between the average cost of ownership housing across housing 
structure types and what residents can actually afford is too large a difference to bridge (Figure 9). The research 
and consultations completed in developing this CIP determined that affordable rental options are the most viable 
approach to providing housing.  

Figure 9: York Region Household Incomes have not kept pace with Resale Home Prices, 2008 to 2017 

 

Rental options are the most viable option for many mid-range income households. Without a sufficient rental 
supply in York Region, businesses may struggle to attract employees while certain demographics may leave the 
Region to find more affordable housing options. As per the affordable housing calculations completed for 2018, 
residents between the 4th and 6th deciles could only afford to own a house that costs in the range of $315,057 and 
$471,008. With little to no affordable ownership options, rental becomes the best means to attain affordable 
housing in York Region for households between the 4th and 6th deciles.  

York Region has maintained significantly low growth in purpose-built rental units over time (Figure 10). The CIP 
supports the development of more affordable housing options by incentivizing the development of more purpose-
built rental units across York Region to help grow the low supply.  
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Figure 10: York Region New Primary Rental Unit by Year, 2013 to 2017 

 

APPENDIX 5: REGIONAL COUNCIL’S LONG HISTORY OF SUPPORTING RENTAL HOUSING 
OPTIONS  

 

York Regional Council has provided continued support through strategic priorities, policies and programs to 
address housing need with an increased focus on supporting the development of private purpose-built rental. The 
1994 Regional Official Plan, the 2002 Housing Supply Strategy and the 2004 Housing and Our Economy study all 
outline the need for a full mix and range of housing options to effectively support the Region’s growing population 
and economy.  

http://archives.york.ca/councilcommitteearchives/pdf/sep%2015%20housing%20att%201.pdf
http://archives.york.ca/councilcommitteearchives/pdf/nov%2010%20housing%20att%201.pdf
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In 2010, Council adopted the updated Regional Official Plan, which provides more detailed direction to achieve a 
full mix and range of housing options. This has an increased focus on providing more rental options to residents. It 
includes encouraging the construction of new rental units with a full mix and range of unit sizes, including family-
sized and smaller units. The Official Plan also included Council objectives to advocate the Province and Federal 
government to reinstate programs to support and promote the development of affordable housing options such as 
co-operative housing projects and rental housing developments.  

The Region’s 10-year Housing Plan, Housing Solutions: A Place for Everyone was approved in June 2014 and 
included goals focused on increasing and sustaining the rental supply. The original plan included a total of 49 
actions that includes continuing to build new affordable rental housing and provide more rent subsidies. Under 
Goal 1: Increase the Rental Housing Supply, direction to explore incentive, strategy and best practice options that 
local municipalities can use to encourage the development of new rental housing was provided. Additionally, 
direction to investigate the use of community improvement plans in Regional centres and key development areas 
in Regional corridors to increase the rental housing supply was also provided.  

In coordination with the Housing Plan, the Make Rental Happen Collaborative Advocacy Plan was developed and 
implemented by the York Region Human Services Planning Board. As part of this initiative, Council supported a 
private market rental development through the provision of a 36 month development charge deferral on a pilot 
basis in November 2013. An increase in private purpose-built rental units in 2017 came from the introduction of 
225 private market apartments that were made available with the finished development of 212 Davis Drive in 
Newmarket (Figure 11). In May 2017, Regional Council approved a policy for 36 month Regional DC deferrals for 
purpose-built rental buildings of four storeys or greater.  

 

Figure 11: 212 Davis Drive  

 

In November 2016, Council supported the formation of a York Region/Local Municipal Housing Working Group. 
Working group members, comprised of local municipal planning staff and Regional staff, were directed to report 
back to Council on the necessity and/or extent of housing incentives. The Working Group evaluated the entire 
housing system across both tenures, and concluded that financial incentives should focus on increasing the private 
purpose-built rental supply affordable to mid-range income households. 

Over time, Regional Council has been working on solutions to address the challenge of the Region’s low rental 
supply. In order to address this growing concern and to promote more affordable housing options, Council has 
focused on the need to stimulate development of private purpose-built rental housing as one of several initiatives 
required to address York Region’s housing challenges.  

https://www.york.ca/wps/wcm/connect/yorkpublic/de657ddb-d3b6-4204-806c-249eebdbb9ed/Housing+Solutions+A+Place+for+Everyone+York+Region+Ten+Year+Plan.pdf?MOD=AJPERES
https://www.york.ca/wps/wcm/connect/yorkpublic/06755f2f-fe19-4098-a7b7-dd8c8104eea6/Development+Charge+Deferral+for+Purpose-Built+High+Density+Rental+Buildings+.pdf?MOD=AJPERES
https://www.york.ca/wps/wcm/connect/yorkpublic/b4f88067-4df6-40bc-b64f-1b512c3dd40f/nov+10+housing.pdf?MOD=AJPERES
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Community Improvement Plans are a common tool used by local and regional municipalities in Ontario to promote 
the improvement, renewal, revitalization and development of existing communities. A community improvement 
approach provides a flexible, comprehensive, coordinated and strategic framework for dealing with lands and 
buildings, whether the reasons are physical, social, economic or environmental.  

Through community improvement plans, municipalities can: 

• Focus public attention on local priorities and municipal initiatives  
• Target areas in transition or in need of repair, rehabilitation and redevelopment  
• Facilitate and encourage community change in a coordinated manner  
• Stimulate private sector investment through municipal incentive-based program 

This provides the framework for the outlined CIP, helping to promote and incentivize the development of 
affordable purpose-built rental units across York Region.  
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