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EXECUTIVE SUMMARY 

Hamilton has long been known for its ambition and strong community organizing. From 

its early manufacturing to workers organizing, Hamiltonians have responded to 

opportunities and challenges alike with gritty resolve, hard work, and co-operative action.  

Today, in the face of an affordable housing crisis, we are putting everything we have on 

the table – our expertise, networks, resources, and organizational capacity to create the 

future where Hamilton is Home. We will build 3,000 new units of affordable housing 

in the next three years with your strategic investment through CMHC. 

This proposal will achieve transformative results. It streamlines approvals processes, 

creates efficiencies, and leverages every opportunity to do more than we could on our 

own. The results: we will end chronic homelessness, empower working households, 

respect our elders, and support people who have been excluded from community 

due to illness, gender, ancestry, or other reasons.   

We invite CMHC’s transformative investment of $900,000,000 over three years.  This 

is a catalyst for significant municipal and private-sector contributions, totaling almost $1.2 

billion in cumulative investments in new affordable rental housing. 

Individual projects will have rents based on their target outcomes and program model, but 

all tenants will benefit from permanent affordability respecting their income – 

whether receiving Ontario Works, retired, or working in Hamilton’s economy.  

This ambitious proposal is feasible – we own or can secure the sites needed to 

achieve these outcomes. Our collective experience and assets can be mobilized to 

achieve this ambitious plan to build an unprecedented number of homes in three years. 

Working closely with the City of Hamilton and CMHC, we can mobilize donors, engage 

contractors and suppliers, and deliver on our promises.  

Our allied partners have the experienced teams necessary to complete this project.  

We present this proposal as the best opportunity to serve the most households for the 

longest term with the deepest affordability.   

You asked for our input on how we could activate affordable housing development in 

Hamilton; we trust this proposal exceeds your expectations.  We want to help you 

and our Federal government succeed in transforming our community through affordable 

housing development. Together we can make this reality, starting in 2020. 

Sincerely, 

Jeffrey Neven     Denise Christopherson 

Executive Director, Indwell    CEO, YWCA Hamilton 

jeff@indwell.ca     DChristopherson@ywcahamilton.org   

mailto:jeff@indwell.ca
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A. Transformative Development  

 
This proposal lays out a simple proposition: you as our Federal leaders can empower 

Hamilton’s community housing sector to transform our city through affordable housing 

development. We are committing to build 3,000 new affordable rental apartments in 

the next three years, with strategic investment from CMHC. 

This proposal aligns our sector’s capacity and experience to achieve strategic results. It 

streamlines processes, creates efficiencies, and leverages existing and new resources to 

do much more than any one agency or CMHC could on its own. The results are more 

than a tally of new units: we will end chronic homelessness, empower working 

households, respect our elders, and support people who have been excluded from 

community due to illness, gender, ancestry, or other reasons.   

Our current rental housing market is defined by scarcity: there is not enough quality, 

affordable housing to rent, so prices are skyrocketing as speculative market forces try to 

maximize profits. As a result, the number of households in housing precarity is rapidly 

rising.   

Adding three thousand new rental units to Hamilton in three years reverses this housing 

paradigm.  The cost structure leveraged by public investment guarantees that rental costs 

will permanently remain affordable to households working in Hamilton’s core employment 

sectors, relying on pensions and fixed incomes, or experiencing poverty due to illness or 

age.  This ambitious project will empower thousands of households to achieve financial 

stability, leading to dramatic improvements in their ability to engage in the civic, social, 

and economic life of our diverse community. 

 

B. A Catalyst Investment 

 
Hamilton’s allied housing sector partnership is uniquely positioned to deliver substantial 

and permanent transformative outcomes. This three-year plan will effectively 

eliminate our social housing backlog and end chronic homelessness.  

We are asking you to deploy our Federal government’s financial strength through 

a transformative investment of $900,000,000 over three years.  This National Housing 

Strategy investment (primarily financing, alongside grant contributions of +/- 30% based 

on specific program models) creates permanent civic infrastructure. Because we are non-

profit and charitable sector developers, every public dollar invested creates enduring civic 

benefit. This also becomes a catalyst for municipal and private sector co-investments, 

totaling over $1.2 billion in direct new housing developments.     

This is a timely opportunity for our Federal government to directly transform one of 

Canada’s large cities. Three thousand new affordable rental homes will positively 
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impact tens of thousands of lives and reinforce our community’s social and economic 

fabric. Young people will have homes they can afford, a new generation of skilled workers 

will emerge, local manufacturing and supply chains will benefit, social services will be 

more efficiently delivered, and health outcomes will improve.  And we are building a model 

for civic investment that can be replicated and contextualized across Canada, 

empowering communities nationally to end housing insecurity. 

Investing capital through this project strategically aligns numerous Federal priorities to 

achieve more than a triple bottom-line.  All three thousand housing units will be built to 

Passive House or net-zero environmental standards, achieving our national commitments 

to address climate change and cut GHG emissions. We develop our labour market and 

skilled trades, high-quality manufacturing, and new technologies.  We support our seniors 

as they age and face obstacles to ongoing participation in community.  And we reinvest 

in communities where transit, education, and many other civic investments have already 

been made, creating efficient and vibrant synergies that promote health, wellness, and 

belonging.  

 

 

C. Sites Available 

 
Secured sites 

This plan is achievable on specific, identified sites that are already owned or can be 

secured quickly. It can be immediately acted upon and is not predicated on long-shot 

contingencies. 

 

Site Zoning and Approvals 

Appropriate zoning may not be in place on every available site, but we have the necessary 

experience developing in Hamilton to understand how to work effectively with City Hall to 

achieve streamlined planning and construction approvals.  The City of Hamilton has 

already begun using a business facilitator approach to support affordable housing 

applications, and is committed to significantly enhancing this process to empower 

success of this proposal.     

Environmental Readiness  

The most complicated risk is environmental conditions, as Hamilton’s long industrial 

history and settlement patterns have resulted in widespread environmental impacts.  Our 

partners and professional consultants have the experience with every type of 

environmental assessment and remediation strategy, so this risk is mitigated and will not 

prevent success in achieving our outcome commitments 

D. Priority Households 
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Target Populations 

This proposal enables strategic achievement of the City of Hamilton’s Housing and 

Homelessness Action Plan key outcomes, which align with the National Housing Strategy:   

Outcome #1: There is more affordable rental and ownership housing in Hamilton 

to meet the need and demand.  

• 3,000 new affordable rental units dramatically addresses the backlog of needed 

housing, positioning Hamilton’s community and economy for success 

Outcome #2: Increase people's housing affordability, stability and choice.  

• all new units will be affordable to households working in Hamilton’s economy or 

with fixed incomes 

• developments will be created in every ward, enhancing choice and ensuring both 

households and their neighbourhoods benefit from this transformative investment 

Outcome #3: People have the individualized supports they need to help them 

obtain and maintain housing.  

• the variety of locations, unit and project sizes, and available supports enables 

people in core housing need to achieve housing stability  

• our sector partners have experience across the complete housing spectrum in 

terms of creating and providing supportive housing models that work for people   

Outcome #4: People live in housing that is good quality, safe and suitable to their 

needs.  

• these 3,000 new homes will be some of the highest quality available in Hamilton 

• Passive House-level standards ensure long-term suitability, livability, and energy 

efficiency benefit tenants 

• our organizations include some of Canada’s leading developers of award-winning 

and energy efficient multi-residential housing 

• we will create exceptional rental housing communities that people love living in 

Outcome #5: People receive respectful, quality service within a "user-friendly" 

system and experience equity in housing.  

• we are committed to sharing our best experience amongst partnership allies to 

maximize the experience of all new and existing tenants 

• our approach can become a leading example for how public sector investments 

can benefit communities while destigmatizing and empowering tenants to achieve 

success  
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Tenant Selection and Engagement 
Our sector allies are working closely with the City of Hamilton to modernize access to 
affordable housing. This includes helping tenants find appropriate supports, accessibility 
features, adequately sized homes, and other factors that enable tenant success.  Our 
organizations’ experience providing housing and supports for individuals with mental 
illness, physical disabilities, addictions, and other special needs – often with a history of 
homelessness or long-term hospitalization, ensures that households who need these 
focused supports will be appropriately housed. 
 
Our partnership includes Indigenous housing and support providers, guaranteeing that 
Hamilton’s Indigenous households are included in every housing development within this 
portfolio.  It is critically important to our community that equitable and empowering 
relationships are developed as part of our shared commitment to reconciliation. 
 
Our partners’ housing programs are open to anyone who can benefit from our supports, 
regardless of religious affiliation, ethnicity, gender, sexual identity, or other factors.   We 
are committed to continuing to develop new and effective housing models that break 
down barriers to participation in our community for people who have been marginalized. 

Individual projects will have rents based on their target outcomes, but all tenants will 

benefit from permanent affordability respecting their income – whether receiving 

Ontario Works, retired, or working in Hamilton’s economy.  

 

 

E. Qualified Experience 

 
Skilled Leadership 

Our allied housing sector partners are regional leaders in affordable housing 
development, led by experienced professionals who are backed by proven teams: 

• Jeffrey Neven – Executive Director, Indwell  

• Denise Christopherson – CEO, YWCA Hamilton 

• Melanie McAulay – Executive Director, Sacajawea Non-Profit Housing Inc 

• Bro. Richard MacPhee, CEO, Good Shepherd  

• Lori-Anne Gagne – Executive Director, Victoria Park Community Homes 

• Brian Sibley – Executive Director, Hamilton East Kiwanis Non-Profit Homes Inc 

• Tom Hunter – CEO, CityHousing Hamilton 
  

Boards of Directors 

Our partners are governed by Boards of Directors providing active oversight in 
achievement of their strategic plan objectives, including new housing and program 
development.   
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Audited Financial Statements 
Our organizations’ financial statements are annually audited, and all are routinely 
reviewed by City of Hamilton and other oversight or regulatory bodies to ensure 
transparency and accountability.  Sound financial management is critical for the economic 
sustainability of each project we undertake, ensuring the long-term public benefit of all 
civic and private investments in addressing homelessness and housing stability.  

 

Experience and Expertise 

Our sector partners have extensive experience working with complex project timelines 
and within the requirements of every Federal housing program, including the National 
Housing Strategy. We can deliver this portfolio of exceptional housing projects in a timely 
manner, while overcoming the challenges inherent to all construction projects. Our in-
house development professionals, external consultants, and experienced contractors 
work together to find solutions before problems become costly and threaten project 
viability. 

Passive House Leaders 

Our sector partners are Canadian leaders in Passive House multi-residential and mixed-
use development.  Between us we have over a dozen projects built, under construction, 
or in design phases, including adaptive-reuse, retrofit, and new construction sites in a full 
range of scales.  This experience enables us to deliver on this proposal’s ambitious 
targets more quickly and cost-effectively, without having to reinvest in the learning curve.   

 

 

F. Widening Circle of Benefits 

 
We present this proposal as the best opportunity to serve the most households for 

the longest term with the deepest affordability.   

Individual projects will have rents based on their target outcomes, but all tenants will 

benefit from permanent affordability respecting their income – whether receiving Ontario 

Works or ODSP, retired, working in Hamilton’s economy, or in some other situation.  

These new homes exceed every CMHC criteria, including these critical targets: 

• greater than 20% barrier-free design 

o supports an aging population and people facing physical barriers 

o this is a proportionately missing type of unit in Hamilton’s housing market 

• all built to Passive House or net-zero standards 

o slashes GHG emissions and meets Canada’s 2050 commitments today 

o future-proofs against retrofits to meet changing efficiency standards and 

energy costs 

• deep affordability for more than 50% of units  

o meets the financial needs of households in core housing need and tenants 

with the fewest market-based housing options 
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Skills Training and Labour Development 
This portfolio offers an unusual opportunity to advance new workers in skilled trades, 
manufacturing, and design professions across Hamilton, with long-term benefits for 
Canada.  Local training programs include Mohawk College’s wide range of fields, while 
the YWCA has a Women in STEM program.  There are numerous avenues to ensure 
community benefits through social procurement goals, apprenticeship and mentorship 
targets. Regional manufactures will have tremendous opportunity to advance new 
technologies for the low-energy, low-emissions future our construction industry can help 
build. 
 

Access to Housing Waitlists  
As demand for affordable housing burgeons, social housing access systems are being 
reviewed to ensure they can effectively get households into housing as quickly as 
possible.  This proposal will effectively eliminate the social housing backlog, as it will 
enable significant improvements for households to achieve housing that meets their 
economic, size, type, and accessibility requirements.  Modernization of existing 
community housing stock will also be possible.  Allies in this sector are also working with 
Hamilton’s Service Manager and Housing Division to find new ways to align access to 
housing, supports, and services that are currently creating redundancy and inefficiencies. 
 

Units Meet Actual Needs 

As Hamilton experiences an economic and social renaissance, many households with 
low incomes are struggling to find or retain affordable housing.  Tenants living with a 
mental illness or disability, young people, and others routinely face discrimination from 
landlords when applying for market housing, as actual rental rates are now well above 
official Average Market Rent benchmarks.  This project offers true affordability for tenants, 
while also offering a supportive living environment for people who are seeking it. 
 
Suite Sizes  

These three thousand apartments will range in sizes to meet the needs of Hamilton’s 
households. Specific projects will include units appropriate to the site’s size, location, 
support program model, zoning, and other typical factors, but the goal will be to maximize 
every opportunity to create the integrating community we all desire. Thoughtful 
architectural design is critical to maximizing tenants’ living experience, regardless of 
typology. Single-person households with very low incomes experience acute difficulty in 
finding appropriate housing, so we anticipate a significant proportion of units will meet 
their needs.  Barrier-free units are generally larger due to increased turning circles, 
whether one-bedroom or family-oriented units.    

Sustainable Operations 
This proposal is operationally sustainable.  We are seeking up-front investment from 

CMHC in order to minimize the ongoing carrying costs of projects.  This enables each 

project’s business plan to be structured to include ongoing repairs and capital 

replacement costs.  We are not presuming that there will be recourse to public funds at 

some future date in order to ensure tenants’ affordability.    
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Property Management 
Each of us currently manages and maintains an extensive housing portfolio. While each 
organization has had different approaches to property management, working together will 
allow us to effectively deploy our experience to greater impact and more cost-effectively, 
ensuring that this portfolio of new housing stock is maintained to the highest standards of 
quality and energy efficiency. 
 

 

G. Schedule 

 
Ambitious and Feasible 

Launching construction on three thousand units in the next three years is clearly 

ambitious, but it is feasible.  By making a focused, concentrated investment, our Federal 

government can help us deliver one of the largest sectoral transformations in Canadian 

history. With the City of Hamilton’s support through a designated Affordable Housing 

Team, we can effectively align sites, development approvals, business plans, and funding 

processes. The City may also play a critical role working with CMHC to align cash-flow to 

projects, ensuring there are no interruptions to construction schedules. 

Celebrations 

This proposal’s achievements need to be celebrated. With your support, we can have our 

first ground-breaking ceremony in Spring 2020 and first ribbon-cutting in late 2021.  We 

anticipate at least four projects being submitted for building permits every quarter starting 

later this year, resulting in many opportunities to mark progress towards achieving the 

promise of Hamilton is Home. 

 

We cannot overstate the critical difference you can make in our community through 

this Federal investment in Hamilton is Home.  It will transform not only tens of 

thousands of peoples’ lives, but also our sector’s ability to work co-operatively and 

efficiently, maximizing our individual organization’s abilities to our collective 

benefit.  

 

 

 

 


