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Executive Summary

There is a critical need to address current challenges facing many Australians in need of safe and
secure housing. This Sustainable Built Environment National Research Centre (SBEnrc) project
explores whether the Build-to-Rent (BTR) model can deliver an additional pathway to increasing much-
needed supply and help boost access to social and affordable housing (SAH). The SBEnrc research
project will investigate:

1. What is the likely quantum and contribution of BTR development that can be achieved over
the next 10 years, and to what extent might this mitigate heightened demand in the private
rental sector?

2. The practicability of securing additional supply of higher density social and affordable
housing through multi-sector partnerships.

The project will provide recommendations for improving the supply and diversity of BTR housing
across different markets for the medium and long term. For this research, BTR is characterised as a
single asset of between 200 to 500 homes, with one owner and/or manager who are committed for
the long term. Developments include improved amenities, such as gardens or meeting spaces, with a
focus on resident experience, driven by future rental return for investors.

This report presents the findings of the two international case studies: one in Canada and the otherin
the United Kingdom (UK). The Canadian case study examines the city of Toronto and specifically the
610 and 620 Martin Grove social and affordable high-density housing developments aimed
predominantly at seniors. The UK case study investigates the city of Salford and the Peru and
Greenhaus developments within these areas.

Key lessons about the two case studies are presented, with overall learnings for the BTR models within
each of these jurisdictions. Specifically, BTR SAH requires a multi-stakeholder approach to the
planning, delivery and operationalisation of successful projects. Government needs to take a strong
leadership role in setting the agenda for housing strategy. This needs to provide funding mechanisms
to allow for implementation of the plans within the strategy. However, private sector involvement and
investment is also required. Incentives to developers and asset holders may assist in delivering this
supply. Yet, to achieve net zero agendas and sustainable design, as well as the demand for housing,
collectively we need to investigate alternative or modern methods of construction.

Sustainable Built Environment National Research Centre, Australia Page 8 of 101
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1. Background

This research explores the potential for Build-to-Rent (BTR)! (also known as multi-family) to address
supply and demand issues through providing higher density social? and affordable® housing (SAH). It
aims to help clarify the likely scale of development (density / number of dwellings) that could be
delivered in different locations in Australia. To date, BTR services the higher end of the private rental
market, providing long-term tenancies with a high-quality, easy access (typically onsite) to amenities
and ready access to other services (including public transport options) and an onsite concierge. The
opportunity also exists for this model to provide additional SAH. Affordable BTR is defined as ‘private
market BTR projects that provide, in whole or in part, dwellings rented at 20-25% below market rents
or where rental costs do not exceed (say) 30% of gross household income’ (Urban Development
Institute of Australia (UDIA) 2022, p. 5). Mackintosh (2023) also provides a broader discussion on
definitions (p. 29).

In Australia, this sector is currently serviced by Community Housing Providers (CHPs) with access to a
range of government incentives.* The research will investigate the anticipated quantum of new rental
housing that may be delivered under the model over different markets and geographies in the next
10 years. Research will assess the practicability of securing social and/or affordable housing via BTR,
including recommendations to assist with incentivising delivery in the short to medium term based on
a scan of literature, international case studies and stakeholder interviews. This report investigates the
two international BTR case studies from Canada and the United Kingdom (UK).

1.1 Research Questions

This research is being addressed through two research questions, with investigation being
undertaken in two parallel streams;).

1) What s the likely quantum and contribution of BTR development that can be achieved over the
next 10 years, and to what extent might this mitigate heightened demand in the private rental
sector?

2) How practicable is it to seek a portion of social and/or affordable housing from this form of
development, and which incentives and operating practices (including social and
environmental) would be most effective in securing such an outcome in the Australian context?

1 “Build to rent’ is the process whereby developers and their financiers build multi-unit buildings and, instead of selling the
units, retain them to rent to tenant households. Rents may be set at market rent or, for affordable and social housing, at an
appropriate discount to market rents’ (Could 'build to rent' create affordable rental housing? | AHURI).

2 social housing definition: ‘subsidised rental housing provided by not-for-profit, non-government or government
organisations to assist people who are unable to access suitable accommodation through the private market’ (Australian
Government Productivity Commission, 2024).

3 Affordable housing definition: ‘housing that is appropriate for the needs of a range of very low to moderate income
households and priced so that these households are also able to meet other basic living costs such as food, clothing,
transport, medical care and education. As a rule of thumb, housing is usually considered affordable if it costs less than
30 per cent of gross household income’ (https://www.facs.nsw.gov.au/providers/housing/affordable/about#1 ).

4 GST/stamp duty/land tax concessions and government rental subsidies (UDIA, 2022, p,6).
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Build to Rent to increase supply of social and affordable housing in Australia

STREAM 1 STREAM 2
Ability of BtR to provide Ability of BtR to practically
supply response at scale facilitate social and/or
across locations/markets affordable housing
and typologies outcomes

/ Examine examples of successful  mixed-tenure BtR\

developments across different markets, scale and typologies

(including barriers to development, required incentives and

policy and legislative initiatives):

*  Commonwealth, WA and Qld, but also other Australian
states and jurisdictions to limited degree.

* International examples in which SAH has been delivered in
UK, US, Canada, Northern Europe and Singapore (pending

'\ resources).

* Identify key stakeholders in current and potential
delivery of BtR in Australia.

* Help to determine quantum and benchmarking
elements of this research in recent past.

To inform: To inform:
Stakeholder interviews BtR case study selection

Figure 1. Parallel research streams

Industry needs identified in working group meetings inform the scope of the literature review and
market scan

Build to Rent to
increase supply of

social and
affordable housing
in Australia
INDUSTRY NEED .
STREAM 1 STREAM 2
Ability of BtR to provide a Ability of BtR to practically
supply response at scale across facilitate social and/or affordable
locations/markets and housing outcomes
typologies
i Supply and demand issues - specific needs (i.e. i. International best practice examples
typology, location, cohort) and benefits to ii.  Options for diversity in housing supply — across
address opportunities for innovation. typologies, tenure mix, location, subsidies and
ii.  Delivery partnerships - all levels of government, density.
and with CHPs, NFPs and the private - consider iii. Whole-of-life benefits — ongoing asset/service
barriers incentives and policy and legislative costs, contribution to addressing cost of renting
initiatives. and ownership, net zero delivery.
iii.  Benchmarks - for anticipated contribution in the iv. Community wellbeing — wellbeing, needs and
next 10 years and potential capacity to mitigate JEERY aspirations and social justice e.g. thermal comfort,
; demand. accessibility and social engagement.

. By way of background, the infographic provided by the Commonwealth Government for its recent
National Housing and Homelessness Plan Issues Paper provides a snapshot of the current housing
statistics in Australia (Commonwealth Government 2023, p. 5).
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STREAM 1
' Ability of BtR to provide a
supply response at scale across
locations/markets and
typologies

i Supply and demand issues - specific needs (i
typology, location, cohort) and benefits to
address opportunities for innovation.

barriers incentives and policy and legislative
initiatives.
Benchmarks - for anticipated contribution in

| next 10 years and potential capacity to mitigate Foo

demand.

Delivery partnerships - all levels of government,
and with CHPs, NFPs and the private - consider

Build-to-Rent to increase housing supply in Australia:

Build to Rent to
increase supply of

social and

affordable housing

in Australia

INDUSTRY NEED

.e.

the

International Case Studies

STREAM 2
Ability of BtR to practically
facilitate social and/or affordable
housing outcomes

International best practice examples

Options for diversity in housing supply — across
typologies, tenure mix, location, subsidies and
density.

Whole-of-life_benefits — ongoing asset/service
costs, contribution to addressing cost of renting

and ownership, net zero delivery.

Community wellbeing — wellbeing, needs and
aspirations and social justice e.g. thermal comfort, /
accessibility and social engagement.

Figure 2. Industry need identified for the two research streams

1.2 Research Approach

A mixed-method research approach is being utilised in this project to address the multi-stream
research questions as outlined in Figure 1. Error! Reference source not found. provides an overview o
f the proposed research approach which underpins this current literature and market scan. This report
will present the findings of the two international case studies: BTR in Canada and the UK.

Research streams Industry need

Literature review and
market scan

Stakeholder and best practice

investigations

Stream 1 Address: i. Identify key Australia Interviews :
Ability of BtR to i. Supply and stakeholders in current * Qld Treasury
provide supply demand issues and potential in * WA Treasury .
response at scale [> ii. Delivery |:> Australia |:> + .. tofollow Recommendations
across partnerships ii. Help determine - -
. Identify and detail
locations/markets iii. Benchmarks quantum and o
. . critical elements of an
and typologies benchmarking
. Australian-based BtR
elements in recent past
model relevant to
(e.g. last 10 years) ; .
social, community and
developer projects,
Stream 2 Examine: Examine international BtR case studies i p )
A . . = demonstrating
Ability of BtR to i. International best examples of successful i. international best )
. ™ . . i methods to improve
practically facilitate practice mixed-tenure BtR practice .
. ; ; - ; : housing outcomes.
social and/or ii. Options for developments across ii. potential to deliver
affordable housing diversity in supply different markets, scale mixed tenure, higher
outcomes ili. Whole-of-life and typologies density social,
benefits affordable and private
iv. Community rental housing.
wellbeing (Minimum 2 cases)

See Research Plan for additional details

Figure 3. Research approach
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2. Background
2.1 Overview of the Housing Market in Canada

This section reviews the housing market in Canada, paying attention to housing affordability
issues and the rental housing market. We start by examining housing price and affordability
indexes, the trend of interest rates, and the market-based interest rate forecast. Then, we
provide an overview of key rental housing information related to the number of renter
households, income, rent, and affordability at the province/territory level. Furthermore, the
data is displayed by income quarter and unit size at the province/territory level. Lastly,
historical average rents by bedroom type are provided.

Error! Reference source not found. shows the new housing price index, a monthly series that m
easures changes over time in the contractor’s selling price of new residential houses, and the
housing affordability index, which measures the share of disposable income that a
representative household would put toward housing-related expenses (Bank of Canada,
2024a). The changes in selling prices have increased from 2019, reaching a peak at
approximately 12% in mid-2021, and are back to 0% in 2023. During the COVID-19 pandemic,
the housing affordability ratio has increased from 0.32 in early 2020 to 0.50 in 2022. Error! R
eference source not found. demonstrates that the bank rate and variable mortgage rate have
been increasing since the start of 2022. The monetary policy has exacerbated the housing
affordability issue. The Bank of Canada held its interest rate at 5% in April 2024 (Bank of
Canada, 2024b). OECD (2024) shows that Canada’s long-term interest rates are forecast to go
down since Q2 2024. Please refer to Error! Reference source not found.. The 3-month
Canadian Dollar Offered Rate (CDOR) forward curve shows a decreasing trend in the cost of
debt through 2024 and 2025. Please refer to Error! Reference source not found.. CMHC (
2024a) expects a milder construction cost growth in 2025-2026. An improvement in housing
activity is expected because expected interest rates start to come down and construction cost
growth eases. The forward curve indicates that purpose-built rental development is likely to
increase due to more forward funding opportunities.

House prices and affordability
The new housing price index and the housing affordability index

0.60 12%
0.55 10%
0.50 8%
0.45 6%
0.40 4%
0.35 2%
0.30 0%

0.25 2%
2015 2018 2017 2018 2019 2020 2021 2022 2023

Mew housing price index Housing affordability index

(Bank of Canada, 2024a)
Figure 4. New house price index and housing affordability index, 2014 to 2023
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Figure 5. Bank rate and variable mortgage rate

3.60
355
3.50
345
3.40
335
330
325
3120 \
Canada e
2024 Qz Q3 Q4 2025 Q2 E] Q4

(OECD, 2024)
Figure 6. Canada’s long-term interest rate forecast

Sustainable Built Environment National Research Centre, Australia Page 13 of 101



Build-to-Rent to increase housing supply in Australia:

/ Sustainable . .
0 BUHE Erniroarment International Case Studies
National Research Centre

5.10%

4.60%

4.10%

3.60%

3.10%

9/5/2024
10/6/2024
9/7/2024
9/8/2024
9/9/2024
9/10/2024
12/11/2024
9/12/2024
9/1/2025
10/2/2025
10/3/2025
9/4/2025
9/5/2025
9/6/2025
9/7/2025
11/8/2025
9/9/2025
9/10/2025
10/11/2025
9/12/2025
9/1/2026
9/2/2026
9/3/2026
9/4/2026
11/5/2026
9/6/2026
9/7/2026
10/8/2026
9/9/2026
9/10/2026
9/11/2026
9/12/2026
11/1/2027
9/2/2027
9/3/2027
9/4/2027
10/5/2027
9/6/2027
9/7/2027
9/8/2027
9/9/2027
12/10/2027
9/11/2027
9/12/2027

o
o
=3
m

(Chatham Financial, 2024a)
Figure 7. Three-month CDOR forward curve

To 2021 Canadian Housing Survey reported that the proportion of Canadian households
who own theirhome is onthe decline from a peak of 69% in 2011 t0 66.5% in 2021 (Error! R
eference source not found.). The growth in renter households (21.5%) is more than double
the growth in owner households (8.4%) (Statistics Canada, 2022b). Error! Reference
source not found. shows younger adults are less likely to own their homes.
Homeownership rates among those aged 25 to 29 years fell from 44.1% in 2011 to 36.5%
in 2021, while for those aged 30 to 34 years, homeownership rates fell from 59.2% in 2011
10 52.3% in 2021. The cohort aged 25 to 40 years represents the largest share of renters,
accounting for 32.6% of total renter households.

Fd

69

68 |

67

65 -

65 |

64 [

63 |

G2 |

6l |

ﬁﬂ 1 1 1 1
1571 1981 1951 2001 2011 2021

(Statistics Canada, 2022b)
Figure 8. Ownership rate
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(Statistics Canada, 2022b)
Figure 9. Ownership rate by age

Strong rental demand outpaces supply, resulting in a decline in rental vacancy rate and
lower affordability. Rental demand is attributed to increased immigration, employment
growth for those aged 15 to 24, and low homeownership affordability (CMHC, 2024b).
Immigration supported demand in most large centres such as Toronto, Montreal and
Vancouver and high interprovincial migration in Calgary and Edmonton (CMHC, 2024b).
Net immigration to Canada has increased sharply since 2020, leading to a strong push to
rental demand in the three largest cities of Toronto, Montreal and Vancouver (CMHC,
2024b). Employment growth was observed for younger households aged 15 to 24 who
tend to rent (CMHC, 2024b). The low affordability of homeownership continued to
encourage rental demand due to higher mortgage rates and high home prices.

Supply was unable to keep pace with demand despite an increase in the rental units.
Based on the current market information, Error! Reference source not found. shows the o
verall new supply increases by 1.7% annually, with an annual 6.2% increase in Calgary.
Rental supply is not enough to prevent tightening, resulting in falling vacancy rate and
higher rental growth. Error! Reference source not found. points out that vacancy rates felli
n most of Canada’s larger markets. The national vacancy rate declined from 1.9% in
October 2022 to 1.5% in October 2023. Toronto, Montreal, Calgary and Edmonton all
reported significantly lower vacancy rates. CMHC (2024b) reported average nationalrent
growth reached a new high (8%), well above the 1990 to 2022 average of 2.8%. Rental
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growth also exceeded both inflation (4.7%) and wage growth (5%), indicating a decline in

affordability (CMHC, 2024b).
6.2%

1.8% 1.7%

-0.5%
Vancouver Edmonton Calgary Toronto Ottawa Montréal CANADA

(CMHC, 2024b)
Figure 10. New supply of privately initiated purpose-built rental apartments, October 2022 to October 2023

4.3%

2.1% 21% 2.0% 19%

0.9% 0.9%

Vancouver® Edmonton Calgary Toronto Ottawa’ Montréal CANADA

[l October 2022 [l October 2023
(CMHC, 2024b)
Figure 11. Vacancy rates by Canada’s larger rental markets
Competition for scarce land and sensitivity to regulatory risk are two constraints on new
purpose-built rental development and investment in Canada. Purpose-built rental projects
require a much lower land cost to generate a net return because of the underlying need for
purpose-built rentals to achieve near-full occupancy to recoup the initial investment (CMHC,
2022c). Condominium developers can outbid purpose-built rental developers for scarce land
because condominium developers operate under an invest-to-sell strategy generating a
higher return on investment (CMHC, 2022c). Shortage of land for high- and mid-density
development hinders the flow of investment from institutional investors into the purpose-
built rental sector. On the other hand, institutional investors are more sensitive to regulatory
risk than condominium investors for two reasons. Regulatory risk comprises delay risk and
outcome risk. Institutional investors tend to cautiously assess and manage their exposure to
regulatory risk because they have little or no experience dealing with local approval processes
(CMHC, 2022c). Institutional investors drawn to purpose-built rental projects invest a greater
amount of capital at risk than condominium investors because the latter can reduce their
capital requirements by pre-selling units (CMHC, 2022c). Possible delays and uncertainty are
more likely to prevent purpose-built rental investors than condominium developers.

Figure 12 shows that renters in Ontario and Quebec constitute over 65% of the total renter
population, representing 35% and 30% of the total renter population (4,899,930),
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respectively. Figure 13 demonstrates that renters in Northwest Territories and Nunavut
receive higher median and average incomes than those in other provinces and Canada. The
median and average incomes in Canada report CAD$55,200 and CADS$68,100, respectively.
Figure 14 points out that the average monthly rent and utilities in Alberta (CAD $1,332),
British Columbia (CAD $1,492), Northwest Territories (CAD $1,358), Ontario (CAD $1,406) and
Yukon (CAD $1,292) exceed that in all of Canada (CAD $1,208). Figure 15 reports the
proportion of households overspending on rent and utilities and displays over 30% and 50%
of income. Compared with 33% of renter households overspending 30% of income on rent
and utilities in Canada, the data shows that 38% of renter households in British Columbia
overspend 30% of income on rent and utilities, and so does Ontario.

Figure 16 exhibits historical condominium apartment vacancy rates by structure size. Overall,
the vacancy rate ranged from 0.6% to 1.9% between 2013 and 2023. The 100+ units and 50-
99 units of structure size reached a record low in 2023, raising major concerns about the
affordability of rental housing.

Figure 17 shows that compared with a change of 43% of the total average rent between 2016
and 2023, the average rent has increased substantially from CADS$1,428 in 2016 to CADS2,279
in 2023, representing a 60% change. The average rent of a 1-bedroom apartment has risen
to CADS2,399 in 2023 from CADS1,653 in 2016, accounting for a 45% change. The average
rent of a 2-bedroom apartment has increased by 42% while the average rent of a 3-bedroom+
apartment has climbed by 27% from 2016 to 2023. Figure 18 shows that 100+ units of
structure size dominate the provision of rental units from 2013 to 2023.
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(Statistic Canada, 2024)
Figure 12. Number of renter households by provinces/territories
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AUSTRALIA

140,000
120,000
100,000
80,000
60,000
40,000
20,000
> R > ¢ £ .© 2 & Xe} Q> O Q> QS 3
é\' ({\o\ ,\'60 $\<, ,bbo o"\e’ (Jo‘\ 'bo @\\ \’b(\ éotb ©° S*o (\’bb
\ N N (\c’ ‘Q‘ & 2 \}(\ O A\ N s(\Q' X (J'b
Yo & & P L& e R o ¥
< RN AN & &
& & 32 \@é e‘ob Bk
& &
(\b e() Qk\
&
e®$

E median income === Average income

(Statistic Canada, 2024)
Figure 13. Average and median renter household income by provinces/territories and Canada
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(Statistic Canada, 2024)
Figure 14. Average monthly rent and utilities by provinces/territories and Canada
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(Statistic Canada, 2024)
Figure 15. Proportion of households overspending on rent and utilities by provinces/territories
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(Statistic Canada, 2024)
Figure 16. Historical condominium apartment vacancy rates (%) by structure size
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(Statistic Canada, 2024)
Figure 17. Historical condominium apartment average rent by bedroom type
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Figure 18. Historical condominium apartment rental units by structure size
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2.2 Overview of the Housing Market in the UK

In this section, we examine the housing market in the United Kingdom (UK). We begin with
the cause of the housing affordability issue in the UK by reviewing changes in earnings and
house prices. The affordability ratio, calculated by dividing house prices by gross annual
workplace-based earnings, is examined. Then, we focus on the rental market and affordable
housing supply.

Figure 19 shows that changes in house prices are the leading cause of the declining housing
affordability in the UK. Figure 20 shows the affordability ratios doubled from 1997 to 2007,
stayed at a similar level until around 2013, and then broadly increased until 2023, with a spike
in 2021. Housing affordability ratios increased sharply during the pandemic. Figure 21 shows
that all mortgages' monthly average effective interest rate has been growing since the start
of 2022. Variable rate increases substantially along with the increase in Bank rate. This
situation further worsened the affordability issue because borrowers had to repay more of
the interest.

997 1999 2001 2003 2005 2007 2009 20 2013 2015 2017 2019 2021 2023

S years of earnings

(Office for National Statistics, 2024)
Figure 19. House price sales and five years’ worth of earnings, 1997 to 2023
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(Office for National Statistics, 2024)
Figure 20. UK’s housing affordability ratio, 1997 to 2023
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(Office for National Statistics, 2023b)
Figure 21. Monthly average effective interest rate of all mortgages, 2004 to 2022

The Bank of England (2024) maintained the Bank Rate at 5.25% in February 2024. OECD (2024)
shows that the UK’s long-term interest rate is expected to decrease in Q3 2024 (refer to Figure
22). The 3-month compounded Sterling Overnight Index Average (SONIA) forward curve
indicates a sizable fall in the cost of debt through 2024 and 2025.

Please refer to Figure 23. Construction cost, as measured by the BCIS General Building Cost
Index (GBCI), is forecast to stabilise from June 2024. Please refer to Figure 24.
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Figure 22. UK’s long-term interest rate forecast
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Figure 23. Three-month SONIA forward curve
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BCIS GENERAL BUILD COSTS INDEX - ANNUAL GROWTH FORECASTS
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(Cushman & Wakefield, 2024)
Figure 24. BCIS General Build Costs Index

The contributors to the UK’s housing affordability crisis are the disparity between housing
prices and household income, the economic impact of the COVID-19 pandemic, and the
increase in interest rates. Lee, Kemp and Reina (2022) point out a significant increase in the
median house sales prices relative to median household incomes across the UK. The economic
repercussions of the pandemic have exacerbated the pressure on housing affordability,
leading to a spike in the housing affordability ratio in 2021 as evidenced in Figure 20. An
increase in interest rates intensifies the housing affordability crisis.

As interest rates start to come down, and the construction cost inflation eases, indicating that
an improvement in housing activity is expected in the UK. As debt costs come down, the BTR
transactional activity levels are likely to pick up further with more forward funding
opportunities.

Figure 25 points out that owner occupation remained the largest tenure group, and the
private renter sector accounted for 19% of households in 2022-23. The private renter sector
has doubled since the early 2000s, and the rate has remained around 20% since 2013-2014.
Figure 26 shows that aged 65 or over household made up the most significant proportion of
the owner-occupied (36%) and social rented sectors (28%) but the most minor proportion of
private renters. Private renters are dominated at ages 16-24 and 25-34.
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Figure 25. Trends in tenure, 1980 to 2022-23
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(Department for Levelling UP, Housing & Communities, 2023f)
Figure 26. Age of household reference person by tenure, 2022-23

Figure 27 shows the private rental prices paid by tenants in the UK increased by 4.4% from 12
months to January 2023, representing the most significant annual percentage change since
2016. The yearly change in UK private rental prices remained steady between the end of 2019
and the end of 2020. Figure 28 points out that median monthly private rental prices increase
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with the number of bedrooms. The median monthly rent in the UK was £850. The median
monthly rent is roughly 100 increments for properties with one, two and three bedrooms.
Properties with four or more bedrooms achieved the highest median monthly rent at £1,550.
Single rooms had the lowest median monthly rent of all property sizes (£495). Figure 29 shows
inner London reached the highest median monthly private rental price at £1,900. London
rents had the greatest range of prices of all regions. Rental prices and the spread of rents
tended to be higher in the southern regions of England than in the Midlands and northern
regions. The median monthly rent in the UK was approximately £820.

United Kingdam e | Inited Kingdom excl Londan — ondaon

(Office for National Statistics, 2023c)
Figure 27. Index of private rental housing
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(Office for National Statistics, 2023d)
Figure 28. Median and interquartile range of monthly rents by bedroom categories, 2022 to 2023
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Figure 29. Median and interquartile range of monthly rents, 2022 to 2023

Figure 30 shows private-renting household incomes have been increasing from £2,500 in 2015
to roughly £3,000 in 2021. Figure 31 demonstrates London is the least affordable region for
living in private rent, which is the only region above a 30% affordability threshold. Figure 32
shows lower-priced rents were above the 30% of income threshold for lower-income
households. For median- and higher-income households, affording a private rent is less
challenging. Lower-priced rents are less affordable for lower-income households than
median-priced rents for median-income households in UK.
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Figure 30. Median incomes of private-renting households, 2015 to 2022
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Figure 32. Ratios of low, median and high rents to their equivalent rental income quartile, 2022

Figure 33 shows the number of affordable homes delivered varies considerable from year to
year. Affordable homes are defined as housing units provided to specified eligible households
whose needs are not met by the market in addition to existing stock of affordable housing
(DLUHC, 2023a). There were 63,605 affordable homes delivered in 2022-23, which is the
highest number of completions since 2014-2015. The affordable rent has become the most
common new supply since its introduction in 2011-2012 because the 2011-15 and subsequent
Affordable Homes Programme funded affordable rent as a tenure.

Affordable Homes Programme provide government grant funding to housing providers to
support the costs of delivering affordable homes. Shared ownership received funding from
2016-2021 and 2021-2026 Affordable Homes Programme, contributing to an increase in these
properties from 4,084 in 2015-2016 to 20,363 in 2023. In 2022-23, there were 40,892 new
affordable homes for rent. Figure 34 exhibits an estimated 27% of the total number of new
additions to the housing stock in 2022-23, which is the highest percentage since 2014-2015.
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Figure 33. Affordable housing completions by tenure, 1991-1992 to 2022-2023
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Figure 34. Affordable housing and all new housing additions, 2006-2007 to 2022-2023
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2.3 Overview of the Build-to-Rent market in Canada

The traditional model of residential development in countries like Canada and the UK, where
new developments are typically sold as condominiums to retail investors, contrasts with the
established multifamily rental market in the United States, characterized by purpose-built
rental buildings. However, the emergence of US-style build-to-rent developments in these
regions presents an opportunity for institutional investors to pursue higher returns through
differentiated products (Hargreaves, 2022).

The purpose-built rental stock in Canada, primarily comprising one- and two-bedroom
apartments in large structures, plays a significant role in urban rental supply, accommodating
over half of renter households in major urban areas (Lewis, 2016).

The CMHC's 2024 Rental Market Report highlights the persistently strong rental demand in
Canada, with vacancy rates hitting a new low in 2023 and average rent growth accelerating
to 8%. Developers, especially larger-scale ones, play a crucial role in addressing the housing
crisis, but face numerous challenges such as higher construction costs and financing rates,
emphasizing the urgent need for more rental housing development and innovative
partnerships to meet the growing demand.

Figure 35 illustrates the distribution of housing units across various dwelling types and
bedroom sizes in urban centres, metropolitan areas, and rural regions in Canada. In urban
centres, apartments and other types of dwellings significantly outnumber row houses across
all bedroom sizes, particularly in 1-bedroom and 2-bedroom configurations, indicative of
urban housing trends. The total number of housing units is substantial, indicating a dense
urban population with a preference for apartment living.

Similarly, metropolitan areas exhibit a prevalence of apartments as the primary dwelling type
and a higher concentration of 1-bedroom and 2-bedroom configurations, with a slightly lower
total number of housing units compared to urban centres. This reflects dense urbanization
and a great demand for apartment living in metropolitan regions.

In rural areas, the trend is the same, with apartments being more common than row houses
in all categories and 1-bedroom and 2-bedroom types being higher in number. However, the
total number of housing units in rural regions is notably lower compared to urban centres and
metropolitan areas, suggesting lower population density and a preference for more spacious
living arrangements.
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Figure 35. Distribution of housing units by bedroom size across regions in Canada

Figure 36 portrays vacancy rates, providing an insightful perspective on vacancy rates across
different provinces in Canada, with a focus on bedroom types. In urban centres with
populations exceeding 10,000, both row houses and apartments exhibit relatively low
vacancy rates, ranging from 1.20% to 2.50%. Metropolitan areas with over 50,000 residents
show slightly higher vacancy rates, though they remain relatively low, between 1.60% and
2.80%.

Conversely, in rural areas with populations ranging from 2,500 to 10,000, vacancy rates differ
notably between row houses and apartments. The type of row houses generally shows
varying vacancy rates, ranging from 0.00% for bachelor units to 7.20% for 3-bedroom or larger
units, while apartments show higher rates, varying from 1.20% to 6.30% with an overall
vacancy rate of 3.60%.

These variations in vacancy rates highlight regional disparities and housing market dynamics
across provinces, underscoring the importance of tailored housing policies and strategies.
Overall, the graph sheds light on vacancy rate disparities among housing types across urban,
metropolitan, and rural settings, providing insights into regional housing demand and
availability. This data helps industry professionals make informed rental market decisions.
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Figure 36. Variation in Vacancy Rates by Bedroom Types across Regions in Canada Top of Form

Figure 37 illustrates the average rent for different bedroom sizes across provinces,
categorized by percentiles (30th, 50th, 65th, and 80th). Each cluster of columns represents a
province, with subcategories for each bedroom size percentile.

Comparing provinces, we see distinct patterns. Ontario and British Columbia tend to have
higher rent across all bedroom sizes compared to other provinces. Conversely, Prince Edward
Island generally has lower rental rates, particularly for studio/bachelor and 1-bedroom units.

The graph unveils nuanced variations within provinces and across different bedroom
categories, offering insights into regional rental market dynamics. For instance, Alberta shows
a consistent increase in rent with larger bedrooms, with the 80th percentile rent for 3+
bedroom units peaking at 2,500 CAD. This concise demonstration aids in understanding rental
affordability, trends, and regional disparities within the Build-to-Rent market across Canada.

Overall, the graph provides a comprehensive overview of rental price distributions across
provinces and bedroom sizes, facilitating comparisons and identifying regional and percentile-
specific trends in the Build-to-Rent market. This data is useful for both affordability analysis
and for determining affordability criteria for current and legacy affordable housing products
and programs.
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Figure 37. Average Rent Variations by Bedroom Type Percentiles across Regions in Canada

Figure 38 illustrates the distribution of housing units based on structure size across urban
centres and metropolitan regions in Canada. In urban centres with populations of over 10,000,
mid-rise buildings ranging from 6 to 19 stories dominate the landscape. Row houses are
prevalent, with a notable number of units across all bedroom types. Additionally, apartments
and other multifamily dwellings are abundant, contributing significantly to the total housing
stock.

Similarly, in metropolitan areas with populations exceeding 50,000, mid-rise structures
remain popular. Row houses and apartment units are plentiful, catering to diverse housing
needs. The graph provides valuable insights into the housing market dynamics, highlighting
the prevalence of mid-rise construction and the distribution of housing types across different
regions of Canada.
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Figure 38. Distribution of Housing Units by Structure Size across Regions in Canada

Figure 39 delineates the average rental rates for distinct dwelling types across diverse
provinces in Canada, stratified by urban centres, metropolitan expanses, and rural hinterlands.
Contrary to common expectations, the data reveals a nuanced picture of rental dynamics. In
urban centres, while apartments indeed hold sway in the rental market, commanding higher
rents on average, row houses exhibit unexpected prominence, particularly in the two-
bedroom and three-bedroom categories, where they surpass apartments in rental rates.

Similarly, within metropolitan areas (Canada 50,000+), row houses emerge as formidable
contenders, boasting higher rental prices across various bedroom types compared to
apartments.

In rural regions (Canada 2,500-10,000), row houses and apartments exhibit comparable rental
rates, with row houses edging out in some instances, underscoring a more balanced rental
landscape. This analysis underscores the nature of the rental market, showcasing variations
in rental rates influenced by dwelling type and regional characteristics.
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Figure 39. Distribution of Average rents by dwelling type across Regions in Canada

2.4 Overview of the build-to-Rent market in the UK

The year 2023 marked the second highest year of investment, with a total of £4.5 billion
poured into UK Build-to-Rent sector (BtR), demonstrating resilience despite macroeconomic
challenges that have affected investment activity across real estate sectors. Investors
navigated elevated debt costs and continued material and labor-cost inflation, prompting
careful consideration of short-term investment strategies amidst changing market dynamics
(Whittaker et al., 2024). The UK BtR sector has over 42,400 operational units, with 50,000
more in the development pipeline, categorized to enhance market transparency and meet
growing investor demand (Scott et al., 2021).

Figure 40 demonstrates the BtR sector in the UK has shown substantial growth and resilience,
as evidenced by key statistical indicators over the past year. The final quarter of 2022 saw a
notable uptick in completed BtR units, with a 9% increase compared to the same period in
2021, reaching a total of 78,717 units. Moreover, the sector's dynamism is underscored by
the significant surge in units under construction, witnessing a remarkable 22% rise from
41,320 unitsin Q4 2021 to 50,452 units in Q4 2022. Concurrently, BtR projects in the planning
phase also experienced considerable progress, with a 14% increase in the number of units,
reaching 113,379 in Q4 2022. In total, the BtR landscape expanded by 14% year-on-year, with
the total number of units rising from 212,916 in Q4 2021 to 242,548 in Q4 2022. These
statistics reflect the sector's robust growth trajectory and its pivotal role in addressing the
UK's housing needs.

Figure 41 represents the growth of Build-to-Rent (BtR) properties over two quarters, with
data segmented into Complete, Under Construction, and Planning states for London, Regional,
and Total categories. Each set of clustered columns reflects the quantity of BtR properties
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within a specific category, enabling easy comparison within and between London, Regional,
and Total figures. The graph indicates growth trends through percentage increases, showing
varying rates across different states and categories. This graph facilitates a quick
understanding of BtR property growth dynamics across different areas and development
stages.

BtR Key Statistics
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(Savills, Molior, BPF, 2024)
Figure 40. BtR Key statistics in the UK
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Figure 41. London and regional BtR properties
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Figure 42 encapsulates the evolutionary trajectory of the Build-to-Rent (BtR) sector, offering
a window into its dynamic growth over two quarters. Through segmentation into Complete,
Under Construction, and Planning phases across London, Regional, and Total categories, the
graph demonstrates a narrative of expansion and innovation. Moreover, the inclusion of
percentage increases not only illuminates the pace of growth but also underscores the
sector's resilience and adaptability.
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(Savills, Molior, BPF, 2024)
Figure 42. Visualizing Build-To-Rent Growth Trends

Figure 43 demonstrates the progression of Build-to-Rent (BtR) properties under construction
across various quarters from 2018 to 2022. It is divided into two main categories: London and
Regions, each representing the number of BtR properties under construction for different
quarters. The graph provides a comprehensive overview of the fluctuating trends in BtR
construction activity over time, facilitating comparisons between different regions and
highlighting periods of growth or contraction within the sector.

Sustainable Built Environment National Research Centre, Australia Page 39 of 101



Build-to-Rent to increase housing supply in Australia:

/ Sustainable i i
Bl Evicoament International Case Studies
National Research Centre

BtR Construction Trends

40000
35000
30000
25000
20000

15000
10000
500

02 04 G4 Q1 Q2 Q4 Q4 01 02 04 Q4 Q1 Q2 Q4 Q4 Q1 G2 Q3 Q4
2018 2,019 2020 2021 2022

[ T = |

mlLondon mRegions

(Savills, Molior, BPF, 2024)
Figure 43. Build-To-Rent Construction trends across London and Regions

Figure 44 offers a holistic perspective on the evolution of housing schemes across various unit
size bands during the fourth quarter of 2022. By categorizing schemes into three key phases—
Planning, Construction, and Complete—the graph provides a comprehensive overview of the
housing development process. It highlights the distribution of housing schemes across
different size categories, thereby facilitating informed decision-making regarding resource
allocation, investment strategies, and urban planning initiatives.

Moreover, by highlighting the transition of schemes from planning to construction and
eventual completion, the graph sheds light on the dynamics of the housing market, including
trends in demand, supply, and development activity. Ultimately, this representation serves as
a valuable tool for understanding the housing landscape and identifying opportunities for
strategic intervention and optimization.

Figure 45 illustrates the variation in average rent prices across different dwelling types and
bedroom configurations within various census subdivisions. Each cluster of columns
represents a specific census subdivision, allowing for easy comparison of rent prices across
areas and dwelling types. For instance, in the Row subdivision, bachelor units command an
average rent of $1,040, while 3-bedroom or larger units average $1,658. This representation
provides valuable insights for renters, landlords, and policymakers, aiding in informed
decision-making regarding housing choices and policy formulation. Ultimately, the graph
offers a succinct overview of rent dynamics within diverse housing markets, facilitating
efficient resource allocation and strategic planning.
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Figure 44. Mapping housing schemes progression across unit size bands
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Figure 45. Mapping average rent prices across dwelling types and subdivisions

The Build-to-Rent (BtR) market in the UK and Canada is shaped by various factors, including
rental rates, market demand, private housing unit distribution by bedroom size, vacancy rates,
and rent percentiles, which collectively offer insights into market dynamics and investment
opportunities. By analyzing these indicators, stakeholders can make informed decisions and
promote sustainable growth in the rental housing sector in different geographic locations.
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Table 1. Build-to-rent key players in Canada and the UK

Build-to-Rent to increase housing supply in Australia:

International Case Studies

are at the forefront of
sustainability, design, and

placemaking for communities

UK Canada
Company Location Mission Number of Company Location Mission Number of units
completed units
(In progress)

Legal & London To supply high quality 5,000+ Starlight IToronto To balance our tenure 60,000
General Investment accommodation specifically for Investments with visionary curiosity
Management renters in an effort to address to create positive

the ongoing housing shortage impact for investors and

in the UK communities alike.
Sigma Capital Manchester  [To support communities by 5,000 (3,000) Canadian Apartment([Toronto To provide a safe, happy[52,000
Group with Simple Life creating rental homes and properties REIT home to our thousands
Homes building relationships with of residents and provide

customers, investors and local investors with long-

authorities term, predictable

returns and cash
distributions

Get Living (backed by |London To create quality, sustainable [2800+ (700+) Boardwalk REIT Calgary To provide the best 33,000
the investments from (& Manchester [homes built to last that we quality communities for
Qatar Investment own and rent, to cut the our residents’ members
Authority and middlemen and take away
Delancey) unnecessary fees
Greystar Europe London To operate an ever-improving |2400+ (980+) Realstar Group Toronto To set and maintain the {28,000
Holdings service and investment highest standards in

business that is highly valued Canadian rental

and preferred by clients and housing

capital partners
Quintain London To create exceptional and 2,700+ (270+) Hazelview IToronto ITo create value for 22,000

affordable places to live, which Investments people and place
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achieve their financial

objectives

London & Quadrant London To combine social purpose and 2,400+ (70+) Skyline Apartment  |Guelph To provide best in class 18,000
commercial drive to crate REIT Qpartment suites and
homes and neighbourhoods service to its residential
everyone can be proud of tenants, while surfacing
value with a goal to
deliver stable returns to
its investors
Realstar Group witha [London To take the ‘lord’ attitude out |1100+ (790+) Killam Apartment  |Nova Scotia [To have caring staff 16,000
rental housing brand of being a landlord, so that REIT deliver clean, safe,
UNCLE residents feel listened to, quality housing to
looked after, and even a bit tenants who are proud
loved to call our properties
home
Canary Wharf Group  |London To empower our people, to 1100+ (760+) Mainstreet Equity  |Calgary To provide consistent, (11,000
Vertus engage our communities, and high quality living
to create sustainable places standards for our
tenants
Grainger Plc Newcastle To design, build, develop, own [10,000+ InterRent REIT Ottawa To deliver value to 10,000
and operate portfolio of high- unitholders through the
quality rental homes strategic acquisition,
ownership,
management and
repositioning of
income-producing,
multi-residential
properties
M&G Real Estate London To cultivate lasting 1600+ (180+)
partnerships with our clients
Invesco Real Estate London To help investors worldwide  |1300+ (370+)
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3. Build-to-Rent in Canada

This case study focuses on the perspectives of a local government (City of Toronto) and an institutional
investor (Minto Apartment Real Estate Investment Trust (REIT)) in partnership with delivering mixed-
tenure BTR development. We start with clarifying the definitions of the BTR or purpose-built rental
housing market used in Canada. The Canadian measure of housing affordability follows. Then, we
explain mix-tenure development via the housing continuum so that social and affordable housing can
be addressed. Later, we introduce the administration of housing services in the City of Toronto (the
City). This case study focuses on providing social and affordable housing in Toronto, Canada's primary
or purpose-built rental market.

Unlike the term BTR used in Australia, the purpose-built rental housing market is commonly used to
describe the primary rental market in Canada. The purpose-built rental market is defined as ‘occupied
rental units in privately initiated, purpose-built rental structures of three units or more, both in
apartments and in row housing structures’ (Canada Mortgage and Housing Corporation
(CMHC), 2016). Canada Mortgage and Housing Corporation (CMHC) is Canada’s national housing
agency. The CMHC aims to create safe, affordable housing across Canada. In Canada, the rental market
is split into primary and secondary markets. Primary rental markets refer to purpose-built housing for
rental; the secondary market refers to all rentals not in the purpose-built market, such as rented
condominiums, publicly initiated (subsidised) rental units, freehold row house rentals and rental units
in structures with fewer than three units (CMHC, 2016). Apart from CMHC’s definition, purpose-built
rental homes can be defined as housing explicitly built for long-term rental accommodation with the
characteristics of a permanent form of professionally managed rental housing and a provision of
renters’ security of tenure (Urbanation, 2023). At the city level, purpose-built rental development can
be described as long-term investments requiring large amounts of upfront capital that is only
recouped over the long run (City of Toronto, 2023a).

Statistics Canada (2022a) and CMHC (2023a) use the percentage of income households spend on
shelter (including rent, mortgage, taxes, repairs and similar costs) as a measure of affordability. If a
household spends more than 30 per cent of their before-tax income on shelter costs, they are
considered to be experiencing affordability challenges. Housing is considered affordable if it costs less
than 30 per cent of a household’s before-tax income.

Affordable housing is a broad term and one of the components in the housing continuum. From a
provision perspective, affordable housing can be provided by the private, public and non-profit
sectors. Affordable housing can include all forms of housing tenure: rental, ownership, cooperative
ownership, and temporary and permanent housing. Figure 46 illustrates the housing continuum from
CMHC’s perspective, while Figure 47 shows the view of the housing spectrum from the City’s
perspective. At the municipal level, affordable housing is considered to be ‘below market housing that
is typically owned and operated by private or non-profit housing providers, and does not include rent-
geared-to-income housing or public and social housing’ (City of Toronto, 2021a, p. 12). Social housing
is defined as ‘housing that is funded under legacy government programs that provided comprehensive
funding or financing arrangements, typically including on-going operating subsidies’ (City of Toronto,
2021a, p. 12). Affordable housing is an important part of the housing continuum that helps fill a gap
between market housing and social housing.
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Figure 46. Housing continuum at the federal level

Emergency Supportive/ LongTerm Care Social Housing Affordable Affordable Home Market Rental Market Home
Shelters Transitional Rental Housing Ownership Housing Ownership
Housing

(Source: City of Toronto, 2019)
Figure 47. Housing spectrum at the municipal level

The Housing Secretariat primarily provides the City of Toronto’s housing-related services. The Housing
Secretariat enhances housing outcomes by delivering funding and incentives and by developing
innovative housing solutions to create and maintain safe, affordable, rental and ownership for lower
income residents. The Housing Secretariat accomplishes the outcomes through delivering federal and
provincial affordable housing and City programs; working with other city divisions to use effectively
and efficiently federal, provincial and City investments aligned with city priorities and other legislative
and policy frameworks; and supporting the City Manager in providing strategic inter-governmental
relations advice on housing and homelessness issues.

3.1. Martin Grove properties
3.1.1. Overview

Minto Apartment REIT delivers two BTR projects (620 & 610 Martin Grove Road properties) in
partnership with the City. Minto Apartment REIT is a Canada-based, open-ended real estate
investment trust. The Company owns, develops and operates multi-residential properties located in
urban markets in Canada. It holds and manages a portfolio of approximately 31 multi-residential rental
properties comprising 8,227 suites in Toronto, Ottawa, Montreal, Calgary and Edmonton. Within its
portfolio, the existing Richgrove Village community comprises two high-rise residential apartment
buildings (7 & 21 Richgrove Drive, Toronto) with a total of 258 suites and a high-rise residential
apartment building (620 Martin Grove Road, Toronto), with 204 of the 237 suites as affordable
housing apartments. Figure 48 shows the image of the 620 Martin Grove property. The intensification
involves the addition of a new 16-storey infill rental tower (610 Martin Grove Road, Toronto) with 225
suites, including 100 affordable housing suites. This case study examines 620 & 610 Martin Grove Road
properties, which participated in the City of Toronto’s Open Door Affordable Housing Program.
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Figure 48. Image of 620 Martin Grove Road, Toronto property

3.1.2. Location

These developments (620 & 610 Martin Grove Road) are well located, with good access to transport
and local amenities. For public commuters, several bus routes (46, 111, 32 or 332) can quickly travel
around the Willowridge neighbourhood. For car drivers, Highway 427 or Highway 401 can easily travel
around the Greater Toronto Area. Grocery stores (Metro, Loblaws, M&M Food Market and Spring
Fruit Market) and medical centres (Shoppers Drug Mart, Westway Medical Clinic, Eringate Walk-In
Clinic, Kingsway Onestop Health Centre and William Osler Health System) are either around the corner
or within a walkable distance. Exercise lovers can access a network of scenic cycling routes and parks
(Richview Park, West Deane Park, Centennial Park and Westgrove Park). These purpose-built rental
developments offer a convenient location that gives tenants easy access to the Willowridge
neighbourhood in Richview and the major transportation routes. Please refer to 49 for locality.
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(Source: Google, 2023)
Figure 49. Locality of 620 and 610 Martin Grove Road, Toronto properties
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3.1.3. Demographic Profile

Toronto, the capital of the province of Ontario, is Canada’s largest city along Lake Ontario’s north-
western shore. Its land area is approximately 640 square kilometres, and its population is about
three million or 7.6 per cent of Canada’s total population (City of Toronto, 2022b, 2022c). Toronto’s
population grew by 62,785 residents between 2016 and 2021, representing an increase of 2.4 per cent
(City of Toronto, 2022c). Its population growth is largely driven by international migration (City of
Toronto, 2022c). The city relies heavily on immigration to support its continued growth and prosperity.

Toronto’s population is ageing and skews female. The 2021 Census shows more people aged 65 or
older (476,990 persons) than people under 15 (320,460 persons). Figure 50 presents absolute
population change by five-year age groups between 2016 and 2021. Additionally, there are more
women+ living in Toronto than men+ (City of Toronto, 2022d). Based on Statistics Canada, women+
includes women, girls and non-binary persons, and men+ refers to men, boys and non-binary persons.

Toronto continues to have a higher rate of low income than Canada (11.1 per cent), based on Statistics
Canada’s Low Income Measure After Tax (LIM-AT) to measure poverty. This relates to approximately
13.2 per cent of the population in Toronto with an income below LIM-AT (City of Toronto, 2022e).
Seniors 65 and older in Toronto had the highest prevalence of low income (City of Toronto, 2022e¢). In
2021, the prevalence of low income was 12.7 per cent for men+ and 13.6 per cent for women+ (City
of Toronto, 2022e).

In 2021, 48 per cent of total households (1,160,890) rented their homes, and 353,215 (30 per cent) of
total households lived in condominiums (City of Toronto, 2022a). A condominium is defined as ‘a
residential complex in which dwellings are owned individually while land and common elements are
held in joint ownership with others’ (Statistics Canada, 2021a). A condominium is similar to a strata or
community title property in Australia, although usually as an apartment, unit or attached dwelling.
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(Source: City of Toronto, 2022d)
Figure 50. Absolute population change by five-year age groups, 2016—-2021
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In Toronto, households led by people aged 25 to 34 and 35 to 44 groups account for the highest
numbers of renter households (City of Toronto, 2022a). Of the 557,970 renter households, 79,280
(14 per cent) were in subsidised housing (City of Toronto, 2022a). Subsidised housing includes rent-
geared-to-income housing, social housing, public housing, government-assisted housing and non-
profit housing (Statistics Canada, 2021b). In Toronto, zero and one-bedroom dwelling units accounted
for 30 per cent of the total number of occupied private dwellings, followed by two-bedroom units
(29 per cent), three-bedroom units (23 per cent) and units with four or more bedrooms (17 per cent)
(City of Toronto, 2022e). Figure 51 shows the distribution of dwelling units.

Per cent of the total number of occupied
private dwellings

17%

23%

29%

m Zero and one-bedroom Two-bedroom

Three-bedroom Four or more bedroom

(Source: City of Toronto, 2022e)
Figure 51. Distribution of dwelling units

There are 7,729 affordable rental homes and 85,536 social housing units under administration and
oversight by the City of Toronto (City of Toronto, 2022b). It is noted that 84,583 people are on the
centralised waiting list for social housing, and on average applicants on the centralised waiting list wait
13 years to be housed in a two-bedroom apartment (City of Toronto, 2022b).

3.1.4. Housing Profile

Based on CMHC’s purpose-built rental housing market data, approximately 98 per cent of total rental
units (334,883 units) are in rental apartment structures, defined as ‘any building containing 3 or more
rental units, of which at least 1 unit is not ground oriented’ (CMHC, 2023b). The remaining units are
categorised into rental row (townhouse) structures, defined as ‘any building containing 3 or more
rental units, all of which are ground oriented with vertical divisions’ (CMHC, 2022b). The structure size
of 50 to 90 units accounts for 35 per cent of total row structure units (7,620 units), while that of 200+
units represent 38 per cent of total apartment structure units (327,263 units) (CMHC, 2023b). Three
bedroom+ units constitute 78 per cent of total row structure units, while two-bedroom units amount
to 42 per cent of total apartment structure units (CMHC, 2023b).

Figure 52 and Figure show the structure size and number of bedroom units in row structures as well
as apartment and other structures, respectively.
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Table 2. Total of dwelling structure size and number of bedrooms in Toronto

Structure Bachelor 1 Bedroom 2 Bedroom 3 Bedroom + Total
Size
3-5 728 3,333 5,445 1,300 10,806
6-19 2,069 8,127 9,538 1,609 21,343
20-49 4,581 17,378 11,848 2,506 36,313
50-99 4,249 23,459 23,290 6,981 57,979
100-199 3,245 32,124 39,283 10,610 85,262
200+ 10,088 51,245 49,918 11,929 | 123,180
Total 24,960 135,666 139,322 34,935 | 334,883

(Source: CMHC, 2023b)

Dwelling Structure: Row House
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(Source: CMHC, 2023b)
Figure 52. Structure size and number of bedroom units in row structure
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Dwelling Structure: Apartment and other
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(Source: CMHC, 2023b)
Figure 53. Structure size and number of bedroom units in apartment and other structure
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3.2. Demand for Affordable Housing
3.2.1. National and State

In Canada, CMHC and the provincial governments agreed to use a 30 per cent threshold (the
percentage of income household spending on shelter costs) to measure affordability for defining the
need for affordable housing. Table 3 presents the per cent of households spending 30 per cent or
more of income on shelter costs in Canada and Ontario by tenure, 2016 and 2021. Canada and Ontario
show a similar pattern, reflecting a decreasing trend in the per cent of households spending
30 per cent or more of income on shelter costs. It is reported that approximately 21 per cent of
households need affordable housing, and renter households show a stronger need for affordable
housing.

Table 3. Per cent of household spending 30% or more of income on shelter costs in Canada and Ontario by
tenure, 2016 and 2021

2016 2021
Owner Renter Total Owner Renter Total
Ontario 19.8% 45.7% 27.7% 17.7% 38.4% 24.2%
Canada 16.6% 40% 24.1% 14.8% 33.2% 20.9%

(Source: Statistics Canada, 2022)

3.2.2. Local

Toronto is in two housing crises: rising rents that make middle-income earners increasingly unable to
afford to live in the city and a lack of affordable and supportive housing for those people with low
incomes or who are experiencing family, physical and mental health issues. It is reported that 373,965
(32 per cent) of the 1,160,885 households in Toronto are spending 30 per cent or more of theirincome
on shelter costs (City of Toronto, 2022a). The 2021 Census shows that 220,490 (40 per cent) of the all-
renter households in Toronto experienced affordability issues (City of Toronto, 2022c). The proportion
(24 per cent) of renters in subsidised housing who are spending 30 per cent or more of their income
on shelter costs is relatively lower than that (42 per cent) of renters in not subsidised housing (City of
Toronto, 2022a). The decline (from 42 per cent in 2016 to 24 per cent in 2021) in the proportion of
renters in subsidised housing who are spending 30 per cent or more of their income on shelter costs
is possibly due to government income assistance and frozen rents during the COVID-19 pandemic (City
of Toronto, 2022a). Figure illustrates the per cent of tenant households spending 30 per cent or more
of total household income on shelter costs. The most unaffordable areas for renters are in the central
and western portions of Downtown and within the North York Centre (City of Toronto, 2022a). This
case study is located within the central Downtown area.
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Figure 54. Per cent of tenant households spending 30% or more on shelter costs

3.3. Supply of Affordable Housing
3.3.1 Policy Context

Affordable housing is addressed in the National Housing Strategy as a cornerstone of sustainable and
inclusive communities. People, community and partnerships are the three principles of the National
Housing Strategy. Please refer to Figure 55.
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Nation housing strategies
must be co-developed
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and cooperation
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those dealing with mental
health and addiction
issues; veterans; and
young adults
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accessible communities

partnership between the
federal government, provinces,
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people with lived experience
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empowered to develop
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solutions to housing
challenges

+ Housing policy should be
grounded in the principles
of inclusion, participation,
accountability, and
non-discrimination

+ The community housing sector
must be prioritized, protected
and grown

(Source: Government of Canada, 2017)
Figure 55. Three principles of the National Housing Strategy

The newly enacted legislation declares the direction of diverse housing needs. The Canadian National
Housing Strategy aims to ensure everyone in Canada has access to housing that meets their needs and
that they can afford. The Strategy prioritises the most vulnerable Canadians, including women and
children fleeing family violence, Indigenous peoples, seniors, people with disability, those dealing with
mental health and addiction issues, veterans and young adults. The outcomes of the increased
diversity are affordability problems and barriers to accessing appropriate housing. The National
Housing Strategy is aligned with the climate change agenda and commitment to accessible
communities. It also enhances the partnership between the federal government, provinces,
territories, municipalities and social and private sectors.

The federal government created a CADS1.59 billion National Housing Co-Investment Fund, attracting
partnerships with and investment from the provinces and territories, municipalities, non-profits and
cooperatives, and the private sector to focus on new construction and the preservation and renewal
of the existing affordable housing supply. It is expected to create up to 60,000 new units of housing
(at least 12,000 new affordable units created for seniors and at least 2,400 new affordable units
created for people with developmental disability) and repair up to 240,000 units of existing affordable
and community housing (Government of Canada, 2017). The Fund consists of CADS$4.7 billion in
financial contributions and CADS$11.2 billion in low-interest loans.

Ontario committed to a target of 1.5 million new homes by 2031. Much attention has been paid to
affordable housing, especially around transit and in other high-density areas. The provincial
government is planning to make inclusionary rules more consistent, with a maximum 25-year
affordability period, a five per cent cap on the number of affordable units and a standardised
approach to determining affordable price or rent.

At the municipal level, the HousingTo 2020 — 2030 Action Plan (The Plan) is a data-driven plan to
provide Torontonians with housing that is safe, affordable and suitable to their needs. The Plan offers
a blueprint for action across the full housing spectrum, from homelessness to rental and ownership
housing (City of Toronto, 2019). According to 2020 CMHC data, 54.5 per cent of female-led single-
parent households who rent in Toronto and 32.4 per cent of women living alone who rent in Toronto
are in core housing need. Additionally, 45 per cent of senior-led renter households in Toronto Central
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Metropolitan Area (CMA) pay more than 30 per cent of their income on housing (CMHC, 2020). The
target for providing pathways to support women is to approve 10,000 new affordable rental and
supportive homes dedicated to women, including female-led households. The key strategic action to
meet the diverse housing needs of seniors is to create opportunities for additional affordable and
supportive housing for seniors. The Plan recognises the importance of prioritising investments in
affordable housing for women and seniors.

3.3.2 Supply Delivery (National, State and Local)

In Canada, local government plays an important role in delivering affordable housing, while federal
and state governments act as funding and financing partners. The City aims to approve a target of
40,000 units of new affordable rental homes and 4,000 new affordable ownership homes by 2030. As
at December 2022, approximately 14,700 affordable rental units have been approved by the City since
the beginning of the HousingTo Action Plan (City of Toronto, 2021c). This represents approximately
37 per cent progress towards the goal by 2030. As at December 2022, approximately 151 new
affordable ownership homes have been approved by the City, representing four per cent progress
towards the goal by 2030 (City of Toronto, 2023f). As at December 2022, approximately 169 new
affordable and supportive rental homes have been approved for women-led households towards an
overall 10,000 target (City of Toronto, 2023f).

Both Martin Grove properties address the needs of senior citizens. The completed project 610 Martin
Grove provides 139 affordable senior one-bedroom units to those who meet the age (59+) and income
criteria. The 100 new rental suites under construction at 610 Martin Grove target low-income senior
citizens to complement the family and young professional demographic in the existing rental buildings.
The Minto Group, which manages and operates Martin Grove properties, addresses affordability and
access issues to increase housing diversity by providing affordable senior one-bedroom suites for
tenants who are over 59 and meet income criteria.

3.4. Delivery Partnerships and Incentive
3.4.1. Development Partners

The Minto Group is in collaboration with the City of Toronto to increase affordable housing availability.
The property at 620 Martin Grove was a partnership between Minto Group and the municipality in
2010, delivering 139 affordable units. In 2016, Minto partnered with the City of Toronto again under
the Open Door Affordable Housing Program to develop 610 Martin Grove for an additional 100
affordable units. These units are expected to be tenanted in 2026. Construction financing is arranged
with CMHC for a maximum financing of CAD$93,745,000 and a fixed interest rate of 2.39 per cent for
a 10-year term (Minto Apartment REIT, 2023).

3.4.2. Funding Opportunities Utilised

The City invests a significant amount annually into operating and capital initiatives for housing-related
services in partnership with, and as an extension of, the responsibilities of the federal and provincial
governments. The City has received approximately CAD$440 million from the federal Rapid Housing
Initiative, which provides capital grant funding to create new affordable rental homes (City of
Toronto, 2023b). The province provided CAD$15.4 million and CAD$27 million in operating funding
for services provision in supportive housing (affordable rental homes together with individualised
health and social support services) in 2021 and 2022, respectively (City of Toronto, 2023b). This is
evidenced by federal and provincial support for housing and homelessness in Toronto.
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The City utilises the financial resources offered by the CMHC. As part of the National Housing Strategy,
CMHC provides programs to support the new affordable rental housing, including the Rental
Construction Financing Initiative and National Housing Co-Investment Fund.

The Rental Construction Financing Initiative provides low-cost funding to eligible borrowers
(municipalities, not-for-profit developers and for-profit developers) between construction to
stabilised operation stages of projects, including purpose-built residential rental or mixed-use
developments. The minimum eligible loan size is CAD$1 million, and the minimum project size is five
units. The initiative uses minimum eligibility requirements and other social outcomes for prioritisation
scoring to qualify projects. The minimum eligibility requirements include financial viability,
affordability,® energy efficiency and accessibility.® Affordability must be maintained for a minimum of
10 years from the date of first occupancy of the project. Projects must be a minimum of 15 per cent
more efficient in energy consumption and greenhouse gas emissions than the applicable reference
model building codes.” Other social outcomes for prioritising scoring consist of fostering collaboration
and partnerships with other government supports® and transit-oriented eligibility.’

The new construction option of the National Housing Co-Investment Fund provides low-interest loans
and forgivable loans to build new affordable housing. The low-interest loan is to be repaid monthly
within a specific time frame, while a forgivable loan could be forgiven if the project meets program
criteria and targets. The minimum federal investment for new construction is CADS$1 million. The
requirements for property type and size are standard rental housing with a minimum of five units. The
primary use is residential, and the non-residential component should not exceed 30 per cent of the
total gross floor space or 30 per cent of the total value/cost. There are four mandatory minimum
requirements: financial viability, affordability, energy efficiency,® and accessibility.!* Rents for at least
30 per cent of the units must be less than 80 per cent of the median market rent. Affordability must
be maintained for a minimum of 20 years. The Fund will prioritise projects with higher scores, based
on the achievement of outcomes within the seven priority areas: affordability,'? energy efficiency,*?
accessibility, 1* proximity to amenities and community supports, > fostered collaboration and

5> The project must fulfil one of the following criteria. Criteria A: The total residential rental income of the project must be at least 10 per cent
below its gross achievable residential rental income as supported by an independent appraisal report, and a minimum of 20 per cent of the
units must be affordable with rents at or below 30 per cent of the median household income in the subject market. Criteria B: The
affordability requirement may be met if the proposal has been approved under other housing programs/initiatives (federal, provincial,
territorial or municipal) that provide support for the development of affordable rental housing such as capital grants, municipal concessions
or expedited planning processing.

6 Projects will be expected to meet a minimum accessibility requirement that 10 per cent of units within the project meet or exceed the
local accessibility standards as prescribed by the municipality or province/territory, or in the absence of the aforementioned, the accessibility
requirements of the 2015 National Building Code.

7 Low-rise, multi-unit buildings under Part 9 of the National Building Code must demonstrate a minimum 15 per cent improvement over the
2015 NBC. All buildings under Part 3 of the National Building Code must demonstrate a minimum 15 per cent improvement over the 2017
NECB.

8 This criterion uses questions to assess the eligibility. For example, are other non-profit or for-profit developers, Urban Aboriginal Groups
or municipalities involved in this project? Is support provided in a form such as grants, concessions on property taxes and/or concessions on
levies, waiver of development cost charges or other provincial/municipal fees, expedited approvals, waiver of community amenity
contributions or land donation?

9 This criterion uses questions to assess the eligibility. For example, does the project offer access to public transit, including any alternative
forms (parking spots for car-sharing service, shuttle bus service, direct connection to underground path system, etc)?

10 New construction projects must demonstrate that they will either achieve a 25 per cent decrease in energy consumption and Greenhouse
Gas (GHG) emissions relative to the 2015 National Energy Code for Buildings or the 2015 National Building Code, OR a 15 per cent decrease
relative to the 2017 National Energy Code for Buildings.

1 In new construction projects, 20 per cent of units within the project must meet or exceed accessibility standards, and its common areas
must be barrier-free OR have a full universal design applied.

12 Greater number of units and depth of affordability.

13 Greater than 25 per cent energy-efficiency improvement and GHG-emission reduction.

14 Greater number of accessible units and level of accessibility provided.

15 Proximity to public transit, a grocery store, park, pharmacy, community centre, public library, child care, healthcare and business district.
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partnerships with other government supports,® social inclusion,’” and supporting priority groups.®
The Fund focuses on developing mixed-income, mixed-tenure and mixed-use housing near transit and
other amenities, integrated with supports and services, with additional focus on environmental
efficiency, accessibility, social inclusion and partnerships.

3.4.3. Incentive: Open Door Affordable Housing Program

The City initiated the Open Door Affordable Housing Program (the Program) to incentivise affordable
housing construction in 2016 and continues to call for applications from private and non-profit
affordable housing organisations on an annual basis. The Program is designed to achieve the goals of
approving 40,000 affordable rental and 4,000 affordable ownership homes by 2030, as stated in the
HousingTO 2020 — 2030 Action Plan. The municipality offers financial contributions, including capital
funding, fees and property tax relief, fast-tracking planning approvals and surplus public land
activation. The Program favours affordable rental housing proposals for priority groups under the Plan
including black/Indigenous people, women, seniors, youth, people with disability and people
experiencing homelessness.

Developments must meet the following four criteria to be eligible for the Program:

1. New construction is one of the eligible project types.

2. The minimum affordable rental housing should be 30 per cent of the total buildable
residential gross floor.

3. Affordable rents must be provided for a minimum of 40 years, and rental tenure is secured
for a minimum of 40 years.

4. The approved organisations have to follow the City’s requirements for tenant selection,
income verification, reporting and overall administration of affordable rental homes.

The 610 Martin Grove Road property received a financial contribution with respect to the affordable
housing component. The Minto Group negotiated an agreement with the City of Toronto, under which
the City has already exempted or waived development charges and other fees amounting to
CADS4,309,000, and has committed to advance funding of CAD$4.5 million. The City has also agreed
to provide an exemption from property tax and municipal and school taxes for a period of 25 years
after first occupancy (Minto Apartment REIT, 2023).

3.5. Ownership and Management

In Canada, the City of Toronto has the largest social and affordable housing portfolio recorded, at
169,459 units, based on the CMHC’s Social and Affordable Housing Survey (CMHC, 2022a). Most social
and affordable housing units are owned by the City of Toronto, representing 88 per cent of the total
social and affordable housing units (CMHC, 2022a). The remaining units are owned by non-profit
organisations (six per cent), cooperative organisations (four per cent) and others (two per cent)
(CMHC, 2022a). Regarding management type, the survey only provides provincial data and does not
record data at the city level. Non-profit organisations manage most social and affordable housing
units, accounting for 63 per cent of the total social and affordable housing units (305,145 units) at the
provincial level (CMHC, 2022a).

16 See note 8.

7 Integrated support and services for tenants on site.

18 Projects that target the priority populations and meet mandatory requirements will be given first consideration. Priority populations
include women and children fleeing family violence, seniors, Indigenous peoples, people with physical or developmental disability, those
dealing with mental health and addiction issues, veterans, newcomers and the chronically homeless, etc.
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In Toronto, non-market housing includes social and affordable rental housing. The Toronto Housing
Data Book shows that non-market housing stock comprises more than 93,000 social and affordable
housing units, including almost 70,000 Rent-Geared-to-Income (RGI) homes (City of Toronto, 2023a).
In most cases, RGl is 30 per cent of a household’s monthly adjusted family net income.

Social housing units are under the City’s administration and on the centralised waiting list for
households applying for RGI housing. Social housing units are either owned or operated by
government or non-profit organisations. The City funds and administers agreements with 207 social
housing providers. The Toronto Community Housing Corporation (TCHC) and Toronto Seniors Housing
Corporation (TSHC) are the largest social housing providers. The City wholly owns both organisations.
TCHC’s building portfolio contains 1,347 buildings, consisting of townhouses and walk-ups (879
buildings), houses (276 buildings), high-rise apartments (123 buildings) and a mix of mid-rise and low-
rise apartments (69 buildings). TSHC provides subsidised rental housing in 83 buildings across the City.
As at 30 September 2022, a combined portfolio of social housing units under TCHC and TSHC is 57,069
(City of Toronto, 2023a). The remaining housing providers include 138 non-profit corporations and 67
non-profit cooperatives, with a combined portfolio of 28,467 units (City of Toronto, 2023a).

Affordable rental housing units are city-administered housing rented at or below 100 per cent of
Average Market Rent (AMR) published annually by the CMHC. This type of housing requires
government funding (for example, Open Door or Housing Now) and financial assistance (Section 37
density bonusing regulation or community benefits charge, Canada-Ontario Housing Benefit Program)
to provide below-market-rate housing. As at 30 September 2022, there are 7,729 affordable rental
dwellings under the City’s administration and oversight (City of Toronto, 2023a).

The Minto Apartment REIT wholly owns 237 units of the completed 620 Martin Grove project (Minto
Apartment REIT, 2023). Minto Apartments, a division of the Minto Apartment REIT, operates and
manages 620 Martin Grove. Minto Apartment REIT also owns the 225 units at the 610 Martin Grove
property, which is under construction. It is assumed that 225 units will be operated and managed by
Minto Apartments upon completion.

3.6. Whole-of-life Benefits
3.6.1. Net Zero

The City has adopted a net zero strategy. The City’s greenhouse gas reduction targets were 30 per cent
by 2020, 45 per cent by 2025, 65 per cent by 2030 and net zero by 2040 (City of Toronto, 2023c).
Homes and buildings, energy, transportation and waste are key sectors to ensure that the City
achieves its 2030 goals and is on track to reach net zero by 2040. In the homes and buildings sector,
the goal is that all new homes and buildings will be designed and built to be near zero greenhouse gas
emissions. Implementing the TransformTo Net Zero Strategy aligns with Toronto Green Standard,
which is Toronto’s sustainable design and performance requirements for new private and city-owned
developments. Achieving the Toronto Green Standard contributes towards Leadership in Energy and
Environment Design (LEED) certification. LEED is an internationally recognised green building rating
system. Figure 56 presents the main criteria for a credit-based LEED version 4.1 residential building
design and construction of multi-family homes.
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Figure 56. LEED v4.1 residential building design and construction of multi-family homes

Minto Group demonstrated its commitment to a green environment. The 620 Martin Grove property
has achieved Leadership in LEED Gold Certification from the Canada Green Building Council. The
property has shown excellence in five categories of human and environmental health: sustainable site
development, water use efficiency, energy efficiency, materials selection and indoor environmental
quality (Minto Group, 2013). For example, using technologies like dual-flush toilets, green roofs and
stormwater management systems help water conservation and savings. Each unit has an ‘all-off’
switch and ENERGY STAR® appliances, reducing energy consumption and saving on utility bills. Low-
VOC (Volatile organic compound) materials are selected for use in paints, coatings and carpets.
Numerous enhanced features in the 620 Martin Grove property support more environmentally
friendly living.

3.6.2. Construction and Delivery

The City is committed to innovation in construction and delivery through the Modular Housing
Initiative. This initiative supported the construction of the first 250 modular homes or prefabricated
housing on City-owned sites in 2020 and 2021, such as the 11 Macey Avenue and 321 Dovercourt Road
projects (City of Toronto, 2023d). Prefabrication housing is built offsite in a factory and transported to
the site for assembly. The former site has a three-storey rental apartment building with 56 studio
apartments, common rooms, a dining room, program space and administrative offices. The
completion of the project was approximately eight months after approval. The latter project has a
similar modular setting as the former one. It opened about nine months after approval. Currently,
three new modular projects are under construction: 175 Cummer Avenue, 540 Cedarvale Avenue and
7 Glamorgan Avenue (City of Toronto, 2023d).

3.7. Community Wellbeing
3.7.1. Mixed-tenure Developments

Housing Now is an initiative to activate city-owned sites to deliver purpose-built affordable and market
rental housing within mixed-income, mixed-use and prime transit-oriented communities. Five
principles govern the Housing Now Initiative: the use of city land to maximise public benefits;
addressing three categories (affordable rental, market rental and ownership) of housing spectrum;
affordable for a diverse range of incomes (target of 80 per cent Toronto average market rent and the
inclusion of profoundly affordable and supportive units); public retention of sites through long-term
land leases; and leveraging funding and financing resources (land + federal financing + Open Door
incentives) (Housing Now, 2019). Since the beginning of the Housing Now Initiative in 2019, the City
has included 22 properties estimated to produce more than 15,000 new homes, with more than 5,000
being affordable rental homes.
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The 2.1-acre site at 777 Victoria Park Avenue is one of the 22 city-owned sites in the Housing Now
Initiative. This site will deliver at least 508 residential homes, including 254 affordable rental homes
and 254 market rental units. The proposed development comprises a high-rise building (up to 23
storeys) and a mid-rise building (up to 11 storeys). The development also includes a 62-space childcare
centre, 425 square metres of community agency space and retail uses.

3.7.2. Addressing Cohort-specific Needs

The city-owned property at 140 Merton Street, as part of the Housing Now Initiative, focuses on
seniors’ needs. The development will facilitate 180 rental units, with a minimum of 50 per cent
affordable rental units and an overall target of 100 per cent affordable rental units. The new
affordable homes will remain affordable for 99 years. The proposed development would be an 18-
storey building with approximately 2,150 square metres of community space on the ground and
second floors. The residential and community space is offered to focus on senior’s needs.

The Minto-owned property at 610 Martin Grove will offer 225 affordable rental homes, including 100
affordable rental units. The tenants of the 100 units will be selected from the City’s waiting list (LIVE
Minto, 2022). The common spaces (a community barbecue, outdoor seating area, garden plot and
network of walking paths) are designed to promote mingling between seniors and the diverse single
and family demographics (LIVE Minto, 2022). The development also considers biophilic design (natural
and textural materials) to support physical and mental wellbeing.

3.7.3. Tools for Enabling Wellbeing in Higher Density Housing

Toronto Green Standard is a sustainable design and performance requirement for new private and
city-owned developments. The Standard consists of tiers of performance, with Tier 1 being mandatory
and applied through the planning approval process, while financial incentives are offered through the
Development Charge Refund Program for eligible and verified Tier 2, 3 or 4 high-performance and low-
emissions projects (City of Toronto, 2023e).

The Standard provides guidance to enable wellbeing in mid- to high-rise residential developments. It
presents five aspects of sustainability requirements for mid- to high-rise residential developments.
Figure displays the development features and sub-requirements for mid- to high-rise residential
developments.
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(Source: City of Toronto, 2022f)
Figure 57. The development features and sub-requirements for mid- to high-rise residential development

The Community Wellbeing Framework, an evidenced-based methodology for design professions, is
collaborative research between The Conference Board of Canada and DIALOG. The Framework defines
and evaluates the built environment’s contributions to community wellbeing. The definition of
community wellbeing ‘encompasses the essential domains related to the social, economic,
environmental, cultural and political conditions identified by individuals and their communities as
essential for them to flourish and fulfil their potential’ (The Conference Board of Canada, 2018). The
Framework contains five domains, 18 indicators and 48 metrics. Figure 58Figure 58 presents the
Community Wellbeing Framework.

The residential and homes sector in the Framework provides design features that have a positive
impact from a wellbeing perspective. It is separated into three domains: social, environmental and
political (The Conference Board of Canada, 2018). In the social aspect, the design focuses on walkable
communities that promote a physically active lifestyle associated with health benefits. In the
environmental domain, it is recommended to have biophilic designs, integrate green space,
demonstrate quality design and beauty, promote natural systems and improve public transportation
that yields tangible financial benefits. Neighbourliness, sense of community and social engagement
are three sub-sets of the political domain.
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Figure 58. The Community Wellbeing Framework

3.8. Lessons and Conclusions

The Canadian case study revealed several key learnings that Australian local councils, state and federal
governments could consider, facilitating the inclusion of social and affordable housing in the BTR
market.

Australia and Canada are federations with similar structures related to local government. Both
countries’ local governments receive various forms of support from their respective federal
governments; similarly, state and provincial governments determine the legislative and regulatory
framework in which local government operates (Brunet-Jailly & Martin, 2010). Both countries fund
their local governments through property-based taxes, local fees and charges, and revenue-sharing
from federal governments, primarily via state and provincial governments (Brunet-Jailly &
Martin, 2010). Besides similar political structures, Australia and Canada share social, economic and
cultural histories.

Local government: Local government plays a vital role in facilitating the development of social and
affordable housing in the BTR or purpose-built rental market via the effective use of federal-provincial
funding and CMHC financing. In 2017, the federal government announced Canada’s 10-year National
Housing Strategy and the CMHC is leading and delivering the Strategy, including a range of
complementary programs and initiatives that address diverse needs across the entire housing
continuum. In 2018, the federal and Ontario governments signed a bilateral agreement under the
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Strategy, including the Canada-Ontario Community Housing Initiative (COCHI), Ontario Priorities
Housing Initiative (OPHI) and Canada-Ontario Housing Benefit (COHB) that are cost-matched and
delivered by Ontario. The City received a capital grant from the federal government to create new
affordable and supportive rental housing. The City also secured operating funding from Ontario for
supportive housing (affordable rental homes together with individualised health and social support
services). Besides, the City applied for the National Housing Co-Investment Fund and Rental
Construction Financing Initiative to form part of the funding resources in the Open Door Affordable
Housing Program, which facilitates new purpose-built rentals. Please refer to Figure 59 for the
partnership structure.

— Government of Canada

OPHI

COCHI National Housing Strategy
COHB

Canada Mortgage and Martin Grove
Housing Corporation Construction | nroperties
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Province of
Ontario ‘

" ) Plan,
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Initiative National Housing Co-Investment Fund — New Construction operate,
(Capital grant) Rental Construction Financing Initiative own
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Open Door Affordable Housing Program ‘ R E |T

—— City of Toronto -

Figure 59. Partnership structure

Incentives: Municipalities use tools to accelerate the construction of social and affordable housing,
such as fast-tracking planning and financial contributions in the forms of capital funding, fees, charges
and property tax relief. The Open Door Affordable Housing Program provides two primary resources
to facilitate the construction of affordable rental housing: financial contributions and planning
services. The Program offers financial support through fees and charges exemptions, capital funding
and property tax relief. Only the affordable rental residential portion of the development can be
eligible for the fees, charges and tax waivers. The authorised and pending-approval fees include
planning application fees, development charges, building permit fees and parkland dedication fees.
Capital funding is available when the projects show the necessity of supporting viable and sustainable
projects. Residential property tax is waived only for the term of affordability. The Program offers an
expedited approval process of planning applications by assigning dedicated planning staff to
coordinate and facilitate the development review process within city planning, Toronto building and
other city divisions. Approximately 32 per cent of the funds for the operating budget come from
property taxes, and the remainder comes from provincial grants and subsidies as well as user fees
(City of Toronto, 2023b). The capital budget is primarily funded from reserves, development charges,
other levels of government and borrowing funds (City of Toronto, 2023b).

Leadership: A leadership role and commitment to increasing the availability of affordable rental
housing at the local level is essential. Creating purpose-built and affordable rental housing is
addressed as one of the key strategic actions in the HousingTo 2020-2030 Action Plan. Building a
healthy supply of purpose-built rental housing is critical to providing residents with various housing

Sustainable Built Environment National Research Centre, Australia Page 62 of 101



o Build-to-Rent to increase housing supply in Australia:
D Sustainable ; ;
a Built Environment International Case Studies
National Research Centre

choices. Due to the limited supply of purpose-built rental housing, the City supports and incentivises
the creation of more purpose-built rental and affordable housing. The City has established a target of
40,000 affordable rental home approvals by 2030, including 18,000 supportive homes for vulnerable
residents.

Portfolio planning: The City works with CreateTo to develop a portfolio delivery plan, including timing
and investment requirements for the Housing Now Initiative, which activates city-owned sites for the
new development of market rental and affordable rental housing within mixed-income, mixed-use,
transit-oriented communities. CreateTo is a new city-wide model to centralise its real estate services
delivery to replace traditional real estate functions and activities, which previously involved 24
divisions, agencies and corporations. Established in 2018, CreateTo manages the City’s real estate
portfolio with more than 8,000 properties and intends to create opportunities to build a better
Toronto by continuously looking for new and better ways to use the City’s real estate assets,
underutilised and surplus lands and open spaces.

Ownership of lots: Ownership and management of social housing units are under the City’s control,
mainly via TCHC and TSHC. At the same time, the local government only administers and oversees the
affordable rental units. The City wholly owns TCHC and operates in a non-profit way. The TCHC
represents a CADS9 billion public asset and receives 55 per cent of operating funding from rent paid
by residents, 39 per cent of subsidies from the City and 6 per cent of operating funding from the rental
of commercial spaces; parking, laundry and cable fees; and income from investments (Toronto
Community Housing Corporation, 2023). The TSHC provides 15,000 subsidised senior rental houses
and operates 83 buildings owned by the TCHC across the City. The City administers and oversees the
affordable rental units, which require government funding (for example, Open Door Affordable
Housing Program) and financial assistance (Section 37 density bonusing regulation or community
benefits charge, COHB).

Whole-of-life and community benefits: Local government addresses whole-of-life and community
benefits through Housing Now and the implementation of the Toronto Green Standard for BTR or
purpose-built rental development. Housing Now activates city-owned land near the transit station to
deliver purpose-built affordable and market rental housing with mixed-tenure developments.
Adopting a transit-oriented approach to housing development will provide residents access to various
services, combatting climate change by reducing the need for driving and energy consumption.
Toronto Green Standard is a sustainable design and performance requirement for new developments.
Since 2010, Tier 1 of the Standard has been required for development applications. The Toronto Green
Standard aims to influence and support change to achieve more sustainable development. Based on
tiers of increasingly sustainable performance, the Standard provides a clear pathway to achieve the
City’s climate change objectives. Builders who are market leaders in sustainability are eligible for an
incentive under the City’s Toronto Green Standard Development Charge Refund Program, if the
development reaches higher tiers.

Aligning definitions for funding: It is critical that the definition of affordable housing at the city level
is aligned with that of the federal government and a national housing agency to secure funding for
affordable housing. The new definition of affordable rental is aligned with the affordability threshold
(affordability at no more than 30 per cent of a household’s before-tax income) set by the CMHC and
the federal government. The City is undergoing an update of affordable rental housing definitions,
moving from originally focused average market rent to a newly integrated income-based approach, to
better respond to the needs of low- and moderate-income households. The Open Door Affordable
Housing Program specifies the definition of affordable rental housing as:
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new housing where the total monthly shelter cost (gross monthly rent, including heat,
hydro and hot water, but excluding parking and internet/cable charges) is at or below
Toronto’s average market rent (AMR) by unit type, as reported in the fall of each year
by the Canada Mortgage and Housing Corporation. (City of Toronto, 2021b, p. 5)

The above definition is applied to the 2021 Open Door Affordable Housing Program. The City is in the
process of updating its Official Plan definitions of affordable housing and defines affordable rental
housing as:

new housing where the total monthly shelter cost (gross monthly rent, inclusive of
utilities for heat, hydro, hot water and water) is at or below the lesser of one times the
average City of Toronto rent, by dwelling unit type, as reported annually by the Canada
Mortgage and Housing Corporation, or 30% of the before-tax monthly income of
renter household in the City of Toronto as follows:

1) Studio units: one-person households at or below the 50™" percentile income.

2) One-bedroom units: one-person households at or below the 60" percentile income.
3) Two-bedroom units: two-person households at or below the 60" percentile income.
4) Three-bedroom units: three-person households at or below the 60™" percentile

income. (City of Toronto, 2021a, p. 12)

An income-based approach (as opposed to the current market-based approach) is preferable to
administering affordable housing rental programs.

Collaboration and participation: Local government encourages organisations that are planning to
build and operate quality new rental housing to participate in its complementary funding and
initiatives, such as the Open Door Affordable Housing Program. Minto Apartment REIT participates
twice in the Open Door Affordable Housing Program and applies for CMHC's construction financing to
deliver affordable housing in the BTR market. Over a decade ago, Minto Apartment REIT formed a
collaboration with the municipality that resulted in the development of 204 affordable seniors’ rental
units at the 620 Martin Grove property, which received city funding, an exemption from development
charges and property taxes for the affordable units, and reduction in parking requirements. 610
Martin Grove was approved by the Open Door Affordable Housing Program in 2016 to deliver 100
affordable units and received a fully repayable low-interest construction loan through the CMHC
Rental Construction Financing Initiative in 2023, developing 225 new rental homes. Please refer to
Figure 59 for the partnership structure.

This Canadian case study investigated the role of local government in increasing the supply of social
and affordable housing through BTR. Housing investment is set to be one of the City's budget
priorities. The City effectively utilises the funding resources from the federal and provincial
governments. The complementary funding and initiatives, such as the Open Door Affordable Housing
Program, is designed to boost the development of new affordable rental housing by providing financial
incentives and specialised planning services. As a result, approximately 14,700 affordable rental units
have been approved since the commencement of the HousingTo Plan as at December 2022.
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4. Build-to-Rent in the United Kingdom

In the UK, BTR is a ‘distinct asset class within the private rental sector’ (Department for Levelling Up,
Housing and Communities (DLUHC), 2018). It is defined by the planning system as being:

Purpose-built housing that is typically 100% rented out. It can form part of a wider
multi-tenure development comprising either flats or houses, but should be on the
same site and/or contiguous with the main development. Schemes will usually
offer longer tenancy agreements of three years or more, and will typically be
professionally managed stock in single ownership and management control.
(DLUHC, 2023d)

The BTR asset class is not connected with affordable or social housing. Leases, although set at lower
than market rates (DLUHC, 2018), remain unaffordable to those on middle to low incomes — a criticism
also made of early BTR schemes in Australia (Australian Housing and Urban Research Institute
(AHURI), 2023a). In the UK, there are, however, a growing number of institutional investors that are
motivated to deliver financial and social returns for their investors and the community. Examples
include Greystar, Sigma Capital Group or Legal and General where they partner with social housing
providers to invest in and deliver social and affordable housing.

Affordable housing is defined by the UK National Planning Policy Framework as including both rental
housing and subsidised avenues for home ownership for households ‘whose needs are not met by the
market’ (DLUHC, 2023d). Affordable housing for rent includes both social rent, where the rent is
regarded as being below local market rate, while affordable rent is set at 80 per cent of the local
market value, and in both cases the landlord must be a registered housing provider (DLUHC, 2023d).
The National Planning Policy Framework extends affordable housing to low-cost home ownership
accommodation, which may be developed as part of a BTR-to-Own scheme — for example, rent-to-
own — to the extent that ‘it serves people whose needs are not adequately met in the commercial
housing market’ (DLUHC, 2023d).

To understand how social and affordable housing can be delivered through the BTR market, a case
study has been chosen where the development of multi-unit buildings is principally designed to be
rented and contribute to the provision of social and affordable housing. The case study outlines the
need for affordable housing in the UK and Salford, as well as the national and local planning and
housing policy context in which the mixed-tenure development was delivered. In addition, it analyses
the institutional, national and local funding opportunities drawn on to create the environmentally
sustainable affordable housing development.

4.1 Greenhaus and Peru Street, Salford City Council
4.1.1. Overview

This case study investigates the delivery of two affordable and sustainable housing schemes in Salford,
Manchester, in the UK (Appendixes 2). The first development known colloquially as ‘Greenhaus’ will
deliver 96 affordable apartments in a nine-storey building in Chapel Street, Salford (Salford City
Council (SCC), 2021a). Works commenced in 2022 and the development is expected to be completed
in 2024. The Greenhaus site is part of the Salford Central Masterplan, a long-term £1 billion initiative.
The second development, in Peru Street, Salford, aims to deliver 100 affordable apartments over five
storeys (Peru Street) (SCC, 2023). It is anticipated that works will commence on Peru Street in 2024.
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The developments consist entirely of mixed-tenure affordable homes, including some accessible
dwellings, and incorporate Passivhaus design principles (a building performance standard designed to
achieve a low-energy home), resulting in low-energy sustainable buildings. The development is
located within the regeneration site of the £2.5 billion Crescent Salford masterplan.

These case studies were chosen as examples of affordable and sustainable housing delivered through
joint venture partners, English Cities Fund (ECF), housing association Salix Homes Limited and the local
government authority, Salford City Council (SCC).

Greenhaus will deliver a mix of affordable housing tenures including social and affordable rent as well
as affordable home ownership (rent-to-buy), thereby contributing a broad mix of housing options. The
building ranges from seven to nine storeys, with distance from the addressed street (Figure 60).

(Source: Muse, 2023a)
Figure 60. Artist impression of Greenhaus

The original development application proposed that 24 apartments would be leased at either social
or affordable rent and the remainder to be available through rent-to-buy (
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Table 4). The one-bedroom units range in size from 46.83 square metres to 48.36 square metres,
while four ground floor apartments have been designed as being accessible units and are
approximately 62 square metres (SCC, 2021b). Two-bedroom units are approximately
63 square metres (SCC, 2021b). Apartments leased for affordable rent will be capped at Local Housing
Allowance, a similar benefit to Commonwealth Rent Assistance in Australia, where the capacity for a

tenant to pay is means tested but in this case, they are also based on local area rent (Valuation Office,
2023).
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Table 4. Greenhaus tenure mix

Build-to-Rent to increase housing supply in Australia:

International Case Studies

Apartment type
1 bed 2 bed Total
Rent-to-buy 28 44 72
Affordable rent* 8 5 13
Social rent 8 3 11
Total 44 52 96

(Source: SCC, 2021b)

The Peru Street development follows a similar approach, with all residential tenancies being regarded
as affordable in accordance with the National Planning Policy Framework (SCC, 2023). The proposed
development includes 16 residential units, including four accessible units on the ground floor, 18
residential units on floors one to four, and 12 units on the fifth floor (SCC, 2023) (Figure 61). The
residential units include a mix of one- and two-bedroom dwellings tenanted at social rent or
developed for rent to buy. The indicative tenure mix is shown in Table 5; however, the final split
between social and affordable rent will be negotiated with the SCC (SCC, 2023).

(Source: Buttress, 2023)

Figure 61. Artist impression of Peru Street

Table 5. Peru Street tenure mix

Apartment type
1 bed 2 bed Total
Rent-to-buy 45 35 80
Social rent 10 10 20
Total 55 45 100

Source: (SCC, 2023)

4.1.2. Location

Sustainable Built Environment National Research Centre, Australia

Page 68 of 101



/, Build-to-Rent to increase housing supply in Australia:
Sustainable . .
0 Built Environment International Case Studies
National Research Centre

Greenhaus and Peru streets are both located within the SCC, in the Greater Manchester region,
320 kilometres north-west of London (Figure 62Figure 62Error! Reference source not found.). Over
the last 20 years, the SCC has embarked on a growth strategy that includes the regeneration of the
green spaces, infrastructure and housing through significant investment for the growing population.
The case studies are located within two of these regeneration areas.
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(Source: Google Maps, 2023)
Figure 62. Case study location

Greenhaus is located on a 0.3 hectare site at Chapel Street (Figure 63Figure 62Figure 63), bound by
Islington Way and North Star Drive (SCC, 2021a). Situated within the Ordsall Ward, the location is
predominantly residential, with commercial scattered along the major arterial roads. There is a high
proportion of social rented housing in the immediate vicinity (SCC, 2022a).

The site is within Salford Central, a 50 hectare site being regenerated by the SCC and ECF. The Salford
Central regeneration area is on the eastern side of the SCC boundary and is in close proximity to the
Manchester City Centre (SCC, 2009).

Greenhaus is located close to public transport options, with a number of bus stops and the Salford
Central Train station only 450 metres away. There are also bike and footpaths to Salford University,
St Philips Church of England Primary School and a number of entertainment and retail options. The
site is in a rich heritage area.
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Figure 63. Greenhaus development site

The vacant Peru Street development site (Figure 64Figure 64), owned by the SCC, is approximately
0.39 hectares in size and has previously been used as a car park by Salford University (SCC, 2023).
Situated within the Blackfriars and Trinity Ward, the immediate area is dominated by high-density
development, with apartments being the primary housing type. While most people in the Ward rent
privately, there are substantial pockets of social rented housing (SCC, 2022a).

The mostly rectangular site is bound by Cannon, North George and Peru streets and falls within Zone 5:
Adelphi Village of the Crescent Development Framework, a residential and mixed-use area
(SCC, 2021b). The riverside site is surrounded by cycle and walkways. The Peru Street site is well
positioned for public transport, and is effectively serviced by buses as well as being a short walk
(12 minutes) to the Salford Central train station (SCC, 2023).
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(Source: SCC, 2023)
Figure 64. Peru Street development site

4.1.3. Demographic Profile

Salford has a population of 269,900 people, evenly divided between men (50.2 per cent) and women
(49.8 per cent), with a slightly younger age profile when compared to the whole of England (Office of
National Statistics (ONS), 2023a). Around one-third of the Salford community live in one-person
households (34 per cent), which is slightly more than in England as a whole (30.1 per cent) (ONS,
2023a). Family households make up 57.5 per cent of the population; however, this is significantly less
than in the rest of England (63 per cent) (ONS, 2023a). A majority of the Salford population was born
in the UK (89.1 per cent), which is comparable to the whole of England (ONS, 2023a). Among those
aged 16 years and over, 58.8 per cent are employed and around 15.6 per cent are retired (ONS,
2023a). Additional selected demographic characteristics are available in Appendix 3.

4.1.4. Housing Profile

The housing landscape in Salford is dominated by single dwellings or bungalows (69.5 per cent);
however, this is substantially less than the housing profile in the whole of England (77.4 per cent)
(ONS, 2023a). On the other hand, the proportion of flats or apartments is greater in Salford
(30.4 per cent) when compared to England as a whole (22.2 per cent) (ONS, 2023a). A majority of the
dwellings in Salford have three bedrooms (39.5 per cent), which is comparable to the country itself
(40 per cent); however, the proportion of one- (13.8 per cent) and two-bedroom (34.1 per cent)
homes is greater than average for the country (11.6 per cent and 27.3 per cent respectively) (ONS,
2023a).

The share of households in affordable housing in Salford is significantly greater than in the whole of
England (17.1 per cent), with a quarter of households living in social rented accommodation. Similarly,
more Salford residents live in the private rental sector (27.1 per cent) and less own their homes
outright, when compared to the whole of England (20.6 per cent and 32.5 per cent respectively).
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4.2 Demand for Social and Affordable Housing: England
4.2.1 Defining Social and Affordable Housing

In the UK, ‘there is no single statutory definition of affordable housing, social housing, council housing,
or other terms’ (Housing Communities and Local Government Committee (HCLGC), 2020, p. 24).
Government statistics define affordable housing as dwellings tenanted for social rent, affordable rent,
intermediate rent and affordable home ownership (Housing Communities and Local Government
Committee (HCLGC), 2020). For social rent, the rent is regarded as being below local market rate, while
affordable rent is set at 80 per cent of the local market value, and in both cases the landlord must be
a registered housing provider (DLUHC, 2023d), such as a housing association. The National Planning
Policy Framework extends affordable housing to low-cost home ownership accommodation, which
may be developed as part of a BTR scheme — for example, rent-to-own — to the extent that broadly
delivers a product for those households whose needs are not met by the market (DLUHC, 2023d).
There have been debates about the genuine affordability of some of the products developed for the
housing market, particularly to the extent to which they are affordable to someone on a housing
waiting list. Related are the social and affordable housing markets. Gibb (2021) discussed these
definitions, as summarised in Table 6. From the Australian perspective, social housing is most closely
aligned with public housing, while affordable housing is similar to leases in the community housing
sector.

Table 6. Defining social and affordable housing

Social housing Affordable housing

10) Rents not income related and are set

substantially below market levels 1) Rents below market equivalent, up to 80%
11) Access via a waiting list or form of choice- 2) Tenant may receive a housing benefit
based letting 3) May include low-cost home ownership

12) Properties are allocated to tenants in terms | 4) Not allocated based on housing need
of relative-need priority

13) Strong rights for tenants
(Source: Adapted from Gibb, 2021)

4.2.2 Social and Affordable Housing Need

The UK is experiencing a chronic under-supply of social and affordable housing (HCLGC, 2020). There
are approximately 1.2 million families on local authority waiting lists across England, resulting in the
need for 145,000 homes each year (Legal and General, 2023). Housing need is the measure used to
understand the demand for social and affordable housing (Gibb, 2021) and assists in determining the
quantity of new affordable housing supply required (HCLGC, 2020). In 2018, the housing need in
England resulted in the demand for 145,000 social and affordable homes (Gibb, 2021). This consists
of 90,000 social housing units, 30,000 affordable rent housing units and 25,000 affordable ownership
units (HCLGC, 2020). In 2021, the National Housing Federation (NHF) found that 8.5 million people in
England were in housing need, 1.6 million of whom would require social housing and almost 900,000
households who were experiencing an affordable housing issue (National Housing Federation
(NHF), 2021).

Just as in Australia, those in the private rental sector are significantly more likely to have a housing
need that is not being met, in unaffordable housing or in need of social housing (NHF, 2021).
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Households are locked out of the housing market due to the deposit gap. Around one million of those
in the private rental sector receive a housing benefit and a ‘similar proportion are on waiting lists for
affordable housing’ (DLUHC, 2022). Interestingly, the most recent wave of the Homelessness Monitor
found 3,069 people sleeping rough in England, which was an increase on previous years and a change
to the previously declining trend. Reasons for the rise in rough sleepers included rises in inflation as
well as increases in the cost of private rents and evictions and decreases in social housing stock
(Fitzpatrick et al., 2023).

More locally, the SCC has calculated that the local housing need from 2019 to 2037 will be 1,370
dwellings per year from 2019 to 2037 (SCC, 2020). Local housing need refers to the number of homes
needed to respond to current and future demographic trends and is not specific to affordable housing
needs, although this need is also included in the national housing need count (DLUHC, 2023d). In the
UK, low-income households that need housing assistance have the option of applying through their
local council to a housing association (UK Government, n.d).

In April 2021, the SCC housing register listed approximately 5,158 households that had been assessed
as having a housing need (SCC, 2021b). At this time, the SCC was delivering 280 new affordable
dwellings a year but estimated that 809 affordable homes were needed annually to meet the demand
(SCC, 2021b). By April 2023, the number of households on the Salford housing register had fallen;
however, despite the reduction there remains a significant demand for affordable accommodation
(SCC, 2023a). Analysis of the register found that almost half of these households (48 per cent) needed
a one-bedroom home, while approximately one-third needed a two-bedroom home (29 per cent)
(SCC, 2023a). Both the Greenhaus and Peru Street developments respond to this need.

The SCC reports that the demand for social housing is greater than the current supply (SCC, 2020).
Increasing the number of new-build social rented homes is a priority, as is ensuring that the size, mix
and tenures of affordable housing are sustainable and well-located. Salford City’s population has
grown at a faster rate than estimated in the housing need calculated above and it is expected that a
revised housing need figure will be published soon.

4.3 Supply of Affordable Housing: England
4.3.1 Policy and Planning to Deliver Affordable Housing
Central government

Since 2010, the Affordable Homes Programme (AHP) has been implemented across England to
maintain the level of social and affordable housing in the country, following sharp declines in the
capital spending in the previous two decades (Gibb, 2021). The DLUHC is the government department
responsible for affordable housing. The DLUHC has delegated management of the AHP to Homes
England, excluding development within London, which is managed by the Greater London Authority
(National Audit Office, 2022). The program is now up toits fifth iteration, which has been based around
funding periods and policy changes, and forms the primary avenue to the delivery of affordable
housing in England:

o 2011-2015 (AHP)

o 2016-2018 (Supported Ownership and Affordable Homes Programme (SOAHP))
o 2018-2019 to 2022-2023 (Homes England and the new SOAHP)

o 2021-2026 (AHP).
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The most recent iteration, the 2021-2026 AHP, has a budget of £11.5 billion to be administered by
Homes England across the country (Homes England, 2023b). Through this budget the DLUHC allocates
funding to local authorities and housing associations to ‘support the capital costs of developing
affordable housing for rent or sale’ (DLUHC, 2023e). In 2021, a policy shift saw the guidelines focus on
affordable home ownership, with half of the homes to be delivered for this tenure (National Audit
Office, 2022). Under the AHP, grants can be allocated to projects delivering housing for rent, including
affordable rent and social rent, shared home ownership, affordable housing for rent to buy and
specialist homes such as housing for older people (Homes England, 2023a). It is expected that 130,000
new homes will be delivered with this program, with half of these homes being delivered as social and
affordable rental products. Where properties are developed for the purpose of affordable rent and
social rent funded by Homes England, the landlord must be a registered provider (Homes England,
2023a). In the case of Greenhaus and Peru Street, this is Salix Homes.

Affordable housing is also delivered through the planning system. The National Planning Policy
Framework supports the central government’s objective of increasing housing supply, including
affordable housing. As part of this delivery, local authorities must prepare local housing need
assessment that identifies dwelling size and type required by the local community. This includes
demand for affordable housing. Where a need for affordable housing is identified, a local authority
should determine the characteristics required from this housing.

In addition to the policy context, provision is made for affordable housing through the planning
system. The National Planning Policy Framework sets out that:

Where major development involving the provision of housing is proposed,
planning policies and decisions should expect at least 10% of the total number of
homes to be available for affordable home ownership, unless this would exceed
the level of affordable housing required in the area, or significantly prejudice the
ability to meet the identified affordable housing needs of specific groups.
(DLUHC, 2023d, p. 17)

The National Planning Policy Framework also references the Planning Obligations under the Town and
Country Planning Act 1990, which are designed to alleviate the impacts of developments on the
community. The provision of affordable housing is often included in the Section 106 Planning
Agreement under these obligations where new housing is being developed. There are, however, a few
scenarios under which the delivery of 10 per cent affordable housing is not required including in the
case of developments solely for BTR, specialist accommodation for a group of people with specific
needs, owner builders or dwellings exclusively delivering affordable housing. Both Greenhaus and
Peru fall into these exemptions.

At the regional level, safe, decent and affordable housing is the centre point of the Greater
Manchester Housing Strategy (GMHS). One of the avenues identified for new supply is through the
revitalisation of brownfield sites, such as Greenhaus and Peru Street. The GMHS notes the importance
of delivering a range of dwelling types and sizes as well as ensuring that the quality of the design and
construction is high. New housing also needs to be well serviced by transport infrastructure,
education, health and social facilities, as well as be sustainably designed (Greater Manchester
Combined Authority (GMCA), 2019b).
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More locally, the SCC’s housing vision reads:

Salford will be a great place to live, work and prosper where a range of affordable,
good quality and energy efficient homes can be found within well planned and
desirable neighbourhoods. (SCC, 2020, p. 22)

With respect to housing supply, the SCC seeks to ensure that a range of households have access to
appropriate affordable housing including older residents seeking to remain in the community
(SCC, 2023b). New dwellings must provide a broad mix of housing options. This includes a mix of
dwelling types, sizes and densities (SCC, 2023a). The Salford Local Plan outlines requirements for
affordable housing. Where a development is delivering more than 10 dwellings or is on a site of
0.5 hectares or more, it will be required to ensure that a minimum of 20 per cent of the dwellings are
affordable, although, as shown in Table 7, the requirements do differ slightly based on the value of
the area (SCC, 2023b). The tenure mix in a new development will ensure that it delivers a diverse range
of options, with a minimum of 37.5 per cent of dwellings being available for social or affordable rent
(SCC, 2023b, p. 83) (Table 8.). Finally, the type and size of the dwelling should meet the ‘local needs
and address site-specific circumstances’ (SCC, 2023b, p. 85).

Table 7. Minimum affordable housing requirements

Minimum
Dwelling type Residential value area proportion of
affordable housing
Houses Premium 50%
Houses High 35%
All other value areas
Houses (Mid/high, mid, low/mid and low) 30%
Mid-density apartments | Premium 40%
. . All other value areas
Mid-density apartments (Mid/high, mid, low/mid and low) 20%
High-density apartments | All value areas 20%
(Source: SCC, 2023b, p. 83)
Table 8. Tenure of new affordable housing
Tenure Proportion of the affordable homes
Social rent 37.5%
Affordable rent 37.5%
Shared ownership 25%

(Source: SCC, 2023b, p. 84)
4.3.2 Delivery of Affordable Housing

The UK has a moderately sized social rental housing sector compared to other OECD countries
(OECD, 2022). Traditionally in the UK, it has been the private registered housing providers who have
delivered the largest share of affordable housing alongside local authorities, who own and manage
affordable housing stock (OECD, 2022). Private registered housing providers; for example, housing
associations, are described as being ‘independent societies, bodies of trustees or companies in
England established for the purpose of providing low-cost social housing for people in housing need
on a non-profit-making basis’ (DLUHC, 2019). In 2010, social housing consisted of around 18 per cent
of the total housing stock. By 2020 this had fallen to around 16 per cent (OECD, 2022). Local
authorities were reducing their investment in new social rented dwellings during the early part of the

Sustainable Built Environment National Research Centre, Australia Page 75 of 101



Built Environment
National Research Centre
AUSTRALIA

) Build-to-Rent to increase housing supply in Australia:
0 Sustainable International Case Studies
2000s — during this same period, housing association provision began to grow (Gibb, 2021). It was
during this time that the AHP commenced.

England

In 2022-23, a total of 63,065 affordable homes were delivered in England, representing a
seven per cent increase on the previous year (DLUHC, 2023a). Affordable new homes represented
27 per cent of the total new housing stock nationally (DLUHC, 2023a). Analysis of the new affordable
homes found that more than half (64 per cent) of the dwellings completed in this period were for
either social (15 per cent) or affordable (38 per cent) rent (DLUHC, 2023a). Most of these dwellings
were delivered by private registered housing providers (78 per cent), albeit a decline on previous
years. While local authorities delivered only 14 per cent of the stock, it resulted in 8,906 affordable
new homes, which is the highest number of dwellings completed by these providers since the early
1990s (Figure 65) (DLUHC, 2023a).

100% o
75% A
Provider
Bl cocal Authority
50% A - Private Registered Provider
. MNon-registered Provider
. Unknown Provider
25% 1
0% 4

1992 2002 2012 2022
Year ending 31st March

Percentage of Units Delivered

(Source: DLUHC, 2023a)
Figure 65. Percentage of affordable housing completions by provider, England, 1991-92 to 2022-23
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Housing Associations

Recent analysis of the NHF Data Survey, which collects data from housing associations across England,
found from April 2022 to March 2023 a slight increase in the commencement of affordable housing
(0.1 per cent), and a small decrease in the completions (two per cent). A large proportion (41 per cent)
of the 19,024 commencements were not funded by the AHP. Similarly, of the 19,782 homes
completed, 39 per cent were delivered outside the AHP. Analysis of the affordable homes delivered
through planning obligations found that 14,250 (36 per cent) were commenced as a result of
Section 106 agreements, while 17,602 (four per cent) of completions were delivered through the
agreements. The breakdown by tenure of the commencements (Figure 66) and completions (Figure
67) shows that the growth rate of affordable home ownership options is greater than the rate of
affordable rent or social rent, where the housing demand is most evident.

24,000
22,000
Annual rate = total
20,000 for the 12 months
18,000 ended at each date
16,000
= Affordable rent
14,000
Affordable home ownership
12,000 .
10,000 Social rent
8.000 Market sale
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4,000
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(Source: NHF, 2023)
Figure 66. Annual rate of commencements by housing associations in England 2016 to 2023
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(Source: NHF, 2023)

Figure 67. Annual rate of completions by housing associations in England 2016 to 2023
Homes England
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Homes England administers central government funding to investment partners (for example, private
registered providers, house builders, community groups and local authorities) to deliver affordable
housing (Homes England, 2023b). Between April 2022 and March 2023, 36,478 dwellings were
commenced utilising Homes England funding. This is a six per cent decrease on the year before,
attributed to the effects of the economic downturn and the impact on the construction industry
(Homes England, 2023b). A majority of these housing starts were for affordable homes (78 per cent),
representing a slight increase on the previous year (three per cent) (Homes England, 2023c). This
affordable housing consists of:

5) Affordable rent
6) Intermediate affordable housing schemes (including shared ownership and right to buy)
7) Social rent.

As shown in Figure 68, there were slight reductions in commencements for affordable rental
(17 per cent) and intermediate affordable housing schemes (14 per cent), while there was a
12 per cent growth in the commencements of social rented properties (Homes England, 2023c).
Salford is in the north-west region of England and while the proportion of affordable housing
commencements funded by Homes England has fallen in the region over the last 12 months, from
24 per cent to 21 percent, the region has remained the highest recipient overall (Homes
England, 2023c).

During the same period April 2022 to March 2023, 32,990 dwellings, funded by Homes England, were
completed, representing a decrease of 12 per cent on the previous year largely, which could again be
attributed to the economic downturn (Homes England, 2023c). A majority of these completions were
affordable homes (71 per cent) (Homes England, 2023c). The last 12 months saw increases in the
delivery of social rent housing in England, which was offset by falls in the completion of homes for
affordable rent (Figure 69) (Homes England, 2023c).
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(Source: Homes England, 2023c)
Figure 68. Affordable housing commencements
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(Source: Homes England, 2023c)
Figure 69. Affordable housing completions

Salford City Council

The availability of social housing has been undermined in Salford, as in much of the UK, by the right-
to-buy scheme. Under the right-to-buy schemes or transfers to registered providers, it is estimated
that 10,025 council-owned affordable housing units have been sold since 1980 (SCC, 2020). If
purchased under the right-to-buy, landlords can rent them out in the private sector, potentially
depleting the affordable housing stock in the area. Almost 20 per cent of this stock (1,917 units) is
now leased by a private landlord (SCC, 2020).

In recent years, Salford has been very successful at attracting large levels of new residential
development, but there has been widespread public concern about the low proportion of affordable
homes that have been delivered in private sector developments. The SCC states that affordable
housing needed in the council area will predominantly be ‘delivered through a combination of public
funding, investment by registered providers, and developer contributions’ (SCC, 2023b, p. 83). The
case studies Greenhaus and Peru Street are examples of this, delivering 100 per cent new, affordable
and sustainable dwellings for rent in a central location which is well serviced by public transport on
brownfield sites. Recently, the DLUHC (2023c) has reported that for 2022 to 2023, 24 new-build units
for social rent have been granted planning permission. This is in addition to the planning approvals
received for the Greenhaus and Peru Street developments. Analysis of the 280 new affordable houses
that are delivered annually in Salford shows that around six per cent are delivered through the
planning system. These are then owned and managed by private registered providers, such as housing
associations like Salix Homes, much like is occurring in the Greenhaus and Peru Street case studies.

4.4 Delivery Partnerships and Incentives
4.4.1 Development Partners

The Greenhaus project was coined by English Cities Fund (ECF) and, following a tender process, Salix
were selected as the preferred registered social landlord (SCC, 2021a). The ECF is now delivering
Greenhaus on behalf of Salix Homes. The Peru Street development is also a partnership between ECF
and Salix; however, in this case Salix was part of the original proposal. Of particular interest is the
nature of the partnerships between the private sector, government and the housing associations.
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English Cities Fund

The English Cities Fund was created in 2001 with an initial investment of £100 million. It is a national
public—private partnership of Muse, Legal and General, and Homes England (Homes England, 2022).
The partnership brings together specialists in mixed-use urban regeneration (Muse), the government’s
housing and regeneration agency (Homes England) and institutional investor (Legal and General)
(Homes England, n.d; Legal and General, 2023; Muse, 2023b). Homes England is the agency
responsible for the delivery of most of the affordable housing in metropolitan and regional England,
with the exception of London. It achieves this through the provision of finance to the public and private
sectors to develop or refurbish housing that will be consumed through a range of tenures, including
social and affordable rent (Homes England, 2023b). Legal and General Affordable Homes is a
subsidiary of the Legal and General Group and is an example of a for-profit business guided by social
purpose (Legal and General, 2023). A registered for-profit housing provider, Legal and General are
developers and operators of social and affordable housing (Legal and General, 2023).

Through the use of public and private capital, the EFC has regenerated a number of brownfield sites
(of which Peru Street will be another) into rejuvenated communities (Homes England, 2023b). As a
joint venture it is expected to deliver ‘10,600 homes and over 1.6 million square feet of office, retail,
innovation zones and leisure space’ (Homes England, 2023b, p. 33). ECF partners have recommitted
to this longstanding partnership until December 2036 (Muse, 2023b). Together, the joint venture has
developed, as part of the Salford Central Masterplan, more than 1,000 mixed-tenure homes, as well
as commercial and office spaces to create an activated space where residents work and live. While the
joint venture brings the capital and development management expertise, Salix Homes is a registered
housing provider that will manage the tenancies as a social landlord.

Salix Homes

Salix Homes, a not-for-profit registered housing provider, was established in 2015 and owns and
manages more than 8,000 homes in Salford (Salix Homes, 2023). These homes include housing estates
and sheltered housing complexes (Salix Homes, 2023), where the latter is similar to retirement villages
in Australia, designed for independent older residents who have access to support, if required.

Salford City Council

In March 2020, the ECF was appointed as the Private Sector Partner to deliver the Crescent Masterplan
by the SCC and Salford University (SCC, 2021e). Following the approval of the Strategic Master
Programme and Delivery Plan (SMPDP) for the Crescent in April 2021, an Overarching Umbrella
Agreement (OUA) between the Council, ECF and University of Salford was finalised (SCC, 2021d). As
part of this process, the SCC will transfer a long (999-year) leasehold interest for the site to ensure
that the ECF can deliver the residential development and meet Homes England Funding criteria
(SCC, 2021d). Future home owners in this land area will not be impacted by the lease arrangement.

4.4.2 Funding Streams

Greenhaus is being developed as part of the ECF’s £1 billion Salford Central regeneration masterplan
(Salix Homes, 2022). Funding has been received through Homes England as part of the AHP. The
Greater Manchester Combined Authority (GMCA) also contributed £1.5 million funding to the
development through the Brownfield Housing Fund (GMCA, 2021).

Peru Street is being developed as part of the £2.5 billion Crescent Salford regeneration and is also
being funded through the AHP. Again, funding has been received through Homes England as part of
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the AHP. The GMCA is also contributing to the funding of Peru Street through the Brownfield Housing
Fund, which bridged the gap between other funding streams and made the project viable
(DLUHC, 2023d).

The AHP offers two funding routes. The first allows investors to apply for funding on a scheme-by-
scheme basis, known as continuous market engagement. The second funding route is a multi-year
strategic partnership (Homes England, 2023a). This option allows for access to a grant for long-term
development programs. Strategic partnerships were introduced in 2018 and work as long-term
agreements between one or more housing associations and Homes England. Homes England’s funding
under a strategic partnership model is therefore for a whole development program, as is the case for
the Greenhaus and Peru Street developments. Grant recipients enter a Strategic Partnership Grant
Agreement with Homes England detailing, inter alia, the amount of the grant, housing outputs and
reporting obligations (Homes England, 2023a). For example, a proposal must deliver a minimum of
1,500 homes, at least 25 per cent of which will be through Modern Methods of Construction (MMC).

Analysis of annual reports and financial statements found that Homes England has a partner profit
share agreement with the ECF. The ECF represents the partner profit-share arrangements through
which Homes England is entitled to ‘a 45.78% share of the net profits or losses of the Partnership’
(Homes England, 2020, p. 134). In the 2017/18 financial year, Homes England invested £25 million into
the ECF (Homes England, 2020, p. 135), which has been reinvested in 2018/19 (£4.2 million) and in
2019/20 (£3.8 million) into the ECF (Homes England, 2020, p. 133). In 2020/21, the reinvestment was
(£4.1 million) (Homes England, 2021). The extent to which this impacts the case studies is unknown.
Additional capital grant is available to deliver new social rented homes; however, the development
must be in local government areas deemed as experiencing ‘high affordability pressure’, of which the
SCC is one example. Further, where public funding is provided to develop social and affordable
housing, provisions should be made such that future eligible households can also access it at an
affordable rate (SCC, 2023b).

4.5 Ownership and Management
Greenhaus Ownership

In December 2006 , Salford City and the ECF Council entered into an OUA for the regeneration of the
Salford Central area, which includes the Greenhaus site (SCC, 2021c). Under this OUA, the SCC
approved the disposal of the Greenhaus site via a long lease, ‘in accordance with the provisions of the
Overarching Development Agreement at the agreed purchase price’ (SCC, 2021c:1). The council did
not receive payment for the site; however, the ECF paid the council for the site acquisition costs
(£125,000) due under the Revolving Acquisition Fund (SCC, 2021c). The SCC entered into a separate
‘agreement for Lease followed by Lease directly with Salix’ (SCC, 2021c:3).

Peru Street Ownership

In March 2020, the ECF was appointed as the Private Sector Partner to deliver the Crescent Masterplan
by the SCC and Salford University (SCC, 2021e). As previously mentioned, the SCC will transfer a long
(999-year) leasehold interest for the site to ensure that the ECF can deliver the residential
development and meet Homes England Funding criteria (SCC, 2021d). Future home owners in this land
area will not be impacted by the lease arrangement.
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Management

Greenhaus and Peru Street apartments will be leased at affordable and social rents and managed by
Salix Homes, a housing association and registered not-for-profit housing provider. The requirement
for a social landlord as the manager is a function of the funding requirements. Where funding has
been received from Homes England to develop social and affordable rental housing, a registered
provider is required to be the tenancy manager (Homes England, 2023a). This is in large measure due
to the fact that registered providers are governed by the Regulator of Social Housing (Homes
England, 2023a) and are therefore subject to the Rent Standard, which sets out the expectations for
social rent, fair rent and affordable rent (Regulator of Social Housing, 2023b). These expectations
include the way in which the rent is set and the extent to which rents can change annually, for
example. The Regulator of Social Housing (2023a) also sets out the expected standards that consumers
should receive in regard to the quality of the accommodation and way in which homes are allocated
as well as directives around customer service and avenues for registering complaints. The same
regulatory standards required registered providers to meet economic standards including the viability
of the organisation and the extent to which it delivers value for money (Regulator of Social
Housing, 2023a). This highly regulated environment ensures that rents remain affordable, and tenants
are supported.

4.6 Whole-of-life Benefits
4.6.1 Net Zero

In 2021, the UK Government announced a £26 billion capital investment to achieve the goals of the
Net Zero Emissions Strategy by 2050 (Department for Business, Energy and Industrial Strategy, 2021).
In relation to housing, the government outlined the need to transition towards low-carbon buildings
which were affordable and accessible for all households. This transition includes a Boiler Upgrade
Scheme to increase use of hydrogen-ready boilers and heat pumps, and assistance to reduce energy
bills for households (UK Government, 2021). Specific funding was set aside for lower income
households, with £1.75 billion budgeted for the upgrade of fuel-poor homes through the Social
Housing Decarbonisation Fund (Government, 2021) and upgrades to the required energy performance
in Privately Rented Homes. In addition, consideration may be given to an environmental standard for
Social Housing (UK Government, 2021). The Net Zero Strategy highlights the key role of local
authorities as partners in the decarbonisation of homes and buildings (UK Government, 2021).

At the regional level, Greater Manchester is aligned with the Net Zero Strategy, with the aim of being
a carbon-neutral city region by 2038 (GMCA, 2019a). Of particular interest for this case study is the
objective to improve the energy efficiency of new homes (GMCA, 2019a). The GMHS highlights fuel
poverty, particularly in the private rental sector, as a significant issue for the region and notes the
need for financial and delivery mechanisms to assist in the reduction of both emissions and fuel bills
(GMCA, 2019a). More locally, fuel poverty is a particular issue for the SCC, with more than 26 per cent
of neighbourhoods in the local authority considered to be energy crisis hotspots (Bridgeman, 2022).
That is, neighbourhoods where the energy use is considered to be high while the average annual
household income is below the national average (Friends of the Earth, 2022). The SCC has declared a
climate emergency and is also seeking to reach zero carbon emissions by 2023 (SCC, 2019). The
Greenhaus development is one example of a development aimed at helping achieve the target.

Greenhaus is a Passivhaus certified development, with the dwellings being described as ‘ultra-low
energy’ homes (Muse, 2023a). Passivhaus — a building performance standard designed to achieve a
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low-energy home limits the energy required for heating and cooling, through approaches to
construction, insulation and ventilation (Energy Saving Trust, 2022; Passivhaus Trust, n.d). The
approach is aligned with the objective of delivering net zero homes to meet the future capacity of the
decarbonising grid (Passivhaus Trust, n.d). In keeping with Passivhaus principles, Greenhaus has been
designed to use up to 70 per cent less energy than would typically be used in a traditional home.
Features that have been incorporated into the design include triple-glazed windows, insulation
technology, air source heat pumps, high-efficiency white goods and electric vehicle charging stations
(Muse, 2023a). These design features also result in lower utility bills, which further increases the
affordability of the home. In addition, solar panels will be installed on the roof, and cycle storage for
74 bikes and four electric vehicle charging stations will be provided (SCC, 2021a). The Peru Street
development follows a very similar approach, where the development is employing a strategy to
minimise the production of carbon dioxide on the site (SCC, 2023a). In addition to the sustainable
features above, the cycle store will have capacity for 100 bikes, and a ‘fast’-type electric vehicle
charging point will be available at all car parking spaces (SCC, 2023a).

4.6.2 Innovation in Construction and Delivery

MMC was designed to support the residential construction industry to deliver the housing supply
needed while supporting innovation and sustainability goals and providing certainty for private
developers to invest in new methods of construction (Department for Communities and Local
Government (DCLG), 2017). One of these innovations is offsite construction, which is argued to deliver
a product more quickly, at less cost and has the potential to be more energy efficient (DCLG, 2017).
MMC was also identified as a way to construct dwellings more quickly, and construct housing at a
larger scale — both of which would attract institutional investors to expand in the housing market,
principally in the private rental sector where the BTR asset class delivers housing (DCLG, 2017).

MMC has been defined as a spectrum ‘of approaches from off-site manufacturing, near-site and on-
site pre-manufacturing processes improvements and technology applications’ (Minister of Housing,
Communities & Local Government (MHCLG), 2019, p. 19). These are outlined in Table 9..

Table 9. Modern Methods of Construction Categories

Category 1: Pre-manufacturing — 3D primary structural systems

Category 2: Pre-manufacturing — 2D primary structural systems

Category 3: Pre-manufacturing — Non-systemised structural components

Category 4: Pre-manufacturing — Additive manufacturing

Category 5: Pre-manufacturing — Non-structural assemblies and sub-assemblies

Category 6: Traditional building product-led site labour reduction/productivity improvements

Category 7: Site process-led labour reduction/productivity improvements
(Source: MHCLG, 2019)

In 2017, when the Fixing Our Broken Housing Market was released, the AHP received an additional
£7.1 billion to support housing associations and other not-for-profit developers to deliver the shortfall
in affordable housing needed (DCLG, 2017). MMC is now a condition of funding under the AHP
2021-2026, particularly where strategic partnerships have been established. Although Greenhaus was
funded under an earlier iteration of the AHP, Peru Street and any subsequent partnerships established
to deliver more social and affordable housing will be required to construct a minimum of 15 per cent
of the dwellings through MMC (DLUHC, 2023b).

The GMCA (2019b) supports the use of MMC in the Housing Strategy as a way to plug the gaps in skills
shortages and vacancies in the construction industry needed to develop much-needed housing. It is
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noted that offsite and precision manufacturing for construction could also assist in minimising
wastage, inefficiencies and construction delays, and ultimately increasing the energy efficiency
performance of buildings (GMCA, 2019b).

4.7 Community Wellbeing
4.7.1 Mixed-tenure Developments

In Australia, mixed-tenure (MT) developments refer to those developments which deliver a variety of
dwelling products across a range of dwelling tenures; for example, social housing, private ownership
and in some cases, private rental dwellings (Khor et al., 2023). These developments are typically
delivered on government land as a way of increasing the delivery of social and affordable housing
through public—private partnerships (Khor et al., 2023). In the UK, MT is defined as ‘including a range
of market and affordable dwellings and, often, commercial or retail uses’ (DLUHC, 2022, p. 35).

One of the key drivers of MT developments is the improvements made to the wider location, including
the social-mix characteristics and outcomes for social housing tenants (Khor et al., 2023). The AHP also
identifies mixed tenures as having a broader social benefit (DLUHC, 2022). Homes England (2023d, p.
5) includes ‘social value per pound of investment’ as a key performance indicator, defining it beyond
the market effects of investment, and includes ‘the costs and benefits that affect the welfare and
wellbeing of the population’. These include benefits to the social, environmental and economic
realms. Development can generate social value by enhancing social, economic or environmental
wellbeing, but it can also deliver local economic value to the community by using suppliers from the
immediate area (Social Value Portal, 2023). MMC can also constitute social value (DLUHC, 2022).

Social value is explained at the local level as the ‘benefits that an organisation and its supply chain can
make to society, by contributing to the well-being and resilience of individuals, communities and
society in general’ (Social Value Portal, 2023, p. 5). The SCC seeks to create ‘a fairer city’ and improve
the challenges and inequities in terms of health, education and skills experienced by the community.
It has identified eight priorities to assist in this goal (Figure 70). All applications for major
developments in Salford must include a social value and inclusion plan to demonstrate that local needs
are being addressed and are responding to the priorities.
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Figure 70. The Great Eight priorities

Greenhaus is in the Ordsall Ward, which is described as having severe deprivation in terms of
education, income and health. It also has one of Salford’s lowest proportion of green space and is
among Salford’s most deprived wards in terms of barriers to housing and services (Social Value
Portal, 2022). The Greenhaus development responds to these challenges by creating a more activated
main street, onto which the development fronts, as well as providing tenants with access to green
spaces and accessible transport routes (SCC, 2021a). It adds much-needed social and affordable rental
units to the area through one- and two-bedroom units, and sets a new bar regarding the inclusion of
environmentally sustainable development in this sector.

The Peru Street development is located in the Blackfriars and Trinity ward, where some of the
community are experiencing deprivation in terms of income, health, employment and crime,
particularly (Social Value Portal, 2022). The SCC (2023a) demonstrates how the development and its
Social Value Strategy respond to the needs of the SCC and local area. This is achieved by creating an
economy for all, supporting further skills growth and education, and delivering an environmentally
sustainable building as well as affordable housing which will assist in reducing homelessness as well
as tackling poverty and inequality (SCC, 2023a).

4.8 Lessons and Conclusions

This case study has investigated the delivery of two mixed-tenure affordable and sustainable housing
schemes in the UK. There are similarities between the English and Australian government structures
to the extent that there is a central (federal) level and a local level. Australia has an intermediate level
with the state and territory governments, however, while some English counties have a third tier at a
county level. Importantly though, layers of government in each jurisdiction have varying influence
over the provision of social and affordable housing. The central government provides funding for social
and affordable housing through the well-established AHP, which has undergone a number of iterations
through successive waves of government. It has retained its central tenet of delivering affordable
housing through dedicated arms of government funding strategic developments through a range of
partnerships.

Affordable housing in the UK is somewhat similar to Australia. In the UK, affordable housing can refer
to dwellings which are available for rent or purchase. Both seek to provide opportunities for low- to
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moderate-income households to achieve a sustainable tenure. Tenants of affordable dwellings may
pay social rent (below local market) or affordable rent (at 80 per cent of the local market value). In
both cases, the landlord must be a registered housing provider (DLUHC, 2023d) such as a housing
association. This rental structure aligns closely with the Australian social housing sector, and more
specifically, the community housing sector. In this sector, registered housing providers (CHPs)
determine rents based on tenant incomes, typically 25 to 30 per cent of household income, and
household composition.

The case study offers several lessons that all levels of Australian government could consider to further
facilitate the delivery of social and affordable housing through the BTR market.

Housing policies generating public—private partnerships: The delivery of social and affordable
housing delivery is threaded through all levels of government, from the central government to the
local government, establishing clear expectations that it is an important issue which warrants
attention. Supported by the long-term AHP, the central government department funds the delivery of
affordable housing. The longevity of the AHP, surviving successive waves of government, provides
certainty to the private sector, and allows time for partnerships and consortia to be established and
feel confident in the continuity of the funding stream.

While the government department responsible for delivering affordable housing is the DLHC, the role
has been delegated to an agency that is specifically charged with the remit to deliver affordable
housing. It does this through partnerships with the private sector and registered housing providers.
This channel provides a direct conduit for funds to be delivered to strategic partnerships, and the
longevity of Homes England further provides certainty to the funding stream and way in which the
grant system operates. Importantly, where private sector partnerships deliver the housing, it is
expected that a social landlord such as a housing association (similar to a community housing
association in Australia) manages the tenancies.

Planning policy to deliver affordable housing: The planning system is also involved in the delivery of
affordable housing. The National Planning Policy Framework requires local authorities to prepare local
housing need assessment that identifies demand for affordable housing and the required dwelling
sizes and types necessary for the local community. The planning system also obliges major
developments to deliver at least 10 per cent of the proposed dwellings as affordable dwellings. Also
known as Inclusionary Zoning, in Australia the use of this planning tool is limited to New South Wales,
South Australia and to an extent in the ACT (AHURI, 2023b). While it is mandatory in South Australia,
it remains largely voluntary in New South Wales (AHURI, 2023b). There is an opportunity to further
expand the use of this planning tool nationally.

Ownership and management: The partnership arrangement of the development has influenced the
ownership structure. The ECF, a long-term partnership, is a national public—private partnership that
brings together a range of skills required to regenerate dilapidated spaces and deliver affordable
housing. Technical skills were provided by Muse, Homes England is linked to government, and Legal
and General are an institutional investor. It was not possible to definitively determine the long-term
owner of the rented apartments; however, based on the structure, it is anticipated that it would be
Legal and General, as the retention would deliver a long-term income flow which accords with the
social purpose of the organisation.

In these case studies, the local government was involved by granting access to the land with long-term
leases, further reducing the risk for the development partners and meeting their own objectives to
deliver social and affordable rental accommodation in the local area.
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The social landlord requirements in the terms of funding have shaped the management aspect. Salix,
a registered housing association, will provide the tenant management services. This means that if low-
to middle-income households have complex challenges or face difficulties in paying rent, for example,
the social landlord is able to provide wraparound supports to ensure that the tenancy is sustained.

Delivering sustainable social and affordable housing: One of the central aspects of these case studies
was the inclusion of sustainable outcomes in the design. Informed by policy directions from central
government through to the local authority, the support for environmentally sustainable outcomes was
evident. Sustainable housing is often regarded as being expensive to implement, particularly where
housing is being developed with the view of being affordable and perhaps not able to draw higher
rents. These case studies have shown that it is possible to develop at a building performance standard
designed to achieve a low-energy home and deliver social and affordable housing. The benefits,
however, extend beyond the environmental sustainability of the building itself. By using up to
70 per cent less energy, tenant utility bills are significantly reduced, which further increases the
affordability of the home. In addition, the location of the developments provides all residents with
access to numerous public transport options as well as being close to retail and employment.

The sustainability goals of all levels of government are further supported by the MMC. This includes,
for example, offsite construction, which is able to deliver a product more quickly, at less cost than
traditional methods and has the potential to be more energy-efficient (DCLG, 2017). The faster
construction speeds also reduces risk for development partners and delivers, in this case, the social
and affordable housing to households in need more quickly.

5 Overall Lessons

The two international case studies highlight that government is integral to facilitating delivery of SAH
targets to meet the growing demand in society. Government has several levers that can be utilised in
achieving housing targets, including but not limited to: as policy-setters, contributing land holders,
development partners, planning authorities, housing asset registries and funding agencies. However,
to address the housing needs of society, and individuals, there is a need for a multi-stakeholder
approach. Private investment is required, as well as asset and tenant management and social landlords
such as CHPs. BTR provides asset owners long-term income streams that can be packaged as
investment products for retail or wholesale investors. This asset class has a long-established tradition
in the US and Canada, and investment vehicles such as REITs enable long-term holds. Furthermore, to
be able to deliver housing at scale we need to investigate new methods of construction.

Government cooperation and leadership: The international case studies from Canada and the UK
both highlight the pivotal importance of government cooperation and leadership in developing
housing strategies and in the delivery of social and affordable housing. Each tier of government shares
an important role in establishing housing policies that can be implemented into strategy for SAH
delivery.

Governments acknowledge that housing is essential for an effective society. The leadership approach
of setting the policy and strategies can ensure inter-governmental agency cooperation as well as
across tiers of government to procure SAH developments that meet their agenda. Furthermore, this
leads to accountability of procurement and delivery outcomes that align with these housing policies
and strategies. In both international case studies, it was clear that the SAH was an expectation from
policymakers.
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Housing policy and strategy: The development of housing policy and strategy highlights housing needs
within jurisdictions. It was evident in both international case studies that the housing policy and
strategy enabled the establishment of funding mechanisms to deliver on the strategy. Funding
mechanisms in both jurisdictions were quite different; however, they aligned in providing access to
funding for developers/asset owners who could deliver the projects — thus, enabling government to
achieve the housing targets for the strategies. This funding mechanism offsets some of the financial
risks of development, but also, the long-term occupation risk is offset through the provision of existing
waitlists of tenants.

Incentives for BTR SAH development: Private investment in housing is required to achieve the housing
targets outlined in both international case studies, but also in Australia. The case studies presented
evidence of a range of incentives, beyond the financial funding mechanisms already discussed, such
as discounted land tax, reduced or offset development charges, and increased density provisions
compared to planning regulations. Removing barriers to development plays an important role in
increasing supply of SAH. Although to date, the funding mechanisms Open Door Affordable Housing
Program (Canada) and the AHP (UK) are key enablers to the development of SAH BTR.

Feasibility of SAH development: The feasibility of SAH BTR development is only achieved through a
holistic approach and government involvement. Feasibility of such projects must consider their social,
community and environmental benefits, beyond the cost-benefit approach that most discounted cash
flow feasibility studies utilise. Government intervention will enable this, as governments are likely to
examine a project holistically, acknowledging the savings in other portfolios (i.e. health, education,
criminal justice) from providing safe and secure housing. Jointly developed BTR with private
developers/long-term asset holders and the government will also benefit from this approach,
especially in locations where mixed tenure will enable revitalisation of streetscape.

Sustainable design and net zero: Government agendas and commitments towards achieving net zero
will impact the future delivery and retrofitting of housing. BTR will need to implement measures of
construction and inclusions that provide a quality living environment for tenants while not comprising
achieving low-carbon buildings and reductions in greenhouse gas emissions. The heating and cooling
of buildings, ventilation and materials used will be significant factors in facilitating this. Government’s
role in setting building standards, incentivisation and industry adoption will drive this sustainable
design. However, it is clear from the Canadian and UK case studies there are benefits to the long-term
asset holder of the building and financially for the tenants.

The property sector has been an early adopter of international accreditation schemes such as Green
Star and LEED, to name a few. Certification or accreditation schemes, regardless of their
idiosyncrasies, provide guidance in achieving sustainability objectives towards achieving net zero
agendas. It is clear that the marketing within both case studies utilises sustainability accreditation
standards to demonstrate sustainable design. Further work needs to be done to demonstrate the
financial, social and community benefits to tenants of occupying green buildings.

Alternative construction methods: There are ongoing concerns that access to reliable construction
supply chains, construction costs and quality of the built form are impacting on the supply and delivery
of housing. The adoption of alternative construction methods such as offsite construction and
modulisation has significant advantages in fast-tracking delivery at quality levels. The use of offsite
factories to build can offset delays due to weather, both from a material as well as personnel point of
view. Offsite construction can also improve consistency and uniformity of the product being delivered,
thus assuring quality control. The UK case study highlighted that from regulatory planning approval
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through to finished product this can halve construction time frames. Thus, MMC can improve quality
of the built form and increase supply in a quicker time frame, meaning more SAH can be delivered to
address housing need.

Within Australia an impediment to the widespread adoption of MMC is societal perceptions of
modular and prefabricated housing, as well as conservative industry norms of the construction
industry. Demonstration projects utilising these methods will over time assist, but building regulations
for multi-storey developments may also need to be reviewed.

Operational models: Social housing, and to a lesser extent affordable housing, requires support
networks to assist in service delivery. The two case studies identified multiple approaches to
operationalise BTR models. However, the inclusion of social landlords or CHPs who have specific
expertise in managing SAH tenants makes them well placed to provide these support services. Within
a mixed-tenure model a hybrid approach may be beneficial, with access to onsite tenant concierge
services as well as connections to support services. Alternatively, an asset owner could sub-contract
the tenant management and servicing to CHPs.
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7 Appendixes

Build-to-Rent to increase housing supply in Australia:

Appendix 1. Overview of case studies, Canada

International Case Studies

620 Martin Grove
(Operating stage)

610 Martin Grove
(Construction stage)

Location Toronto, Ontario Toronto, Ontario
Site size 140,194 m? NA

Number of dwellings 237 225

Type of dwellings Apartment Apartment
Number of bedrooms One bedroom*237 NA

Proportion of affordable 204 100

dwellings

Accessible dwellings None NA

Height 22 storeys 16 storeys
Sustainability features NA

1) Low-energy features
include ‘all-off’ switch
and ENERGY STAR®
appliances

2) Water conservation
includes dual-flush
toilets and a green
roof and stormwater
management systems

3) Low-Volatile Organic
Compounds (VOC)
materials, such as
paints, coatings and
carpets

Additional features

1) Close to highways and
major roadways

2) 24-hour emergency
service

3) Laundry facility onsite

4) Community garden

5) Near clinics and
hospitals

6) Bicycle storage

7) Etobicoke Services for
Seniors office

1) Close to highways and
major roadways

2) Common spaces
include a community
barbecue, outdoor
seating area, garden
plot and network of
walking paths

3) Biophilic design

4) Atechnologically
advanced media lounge

5) A fitness studio

6) Alaundry room

7) Pet wash and pet relief
area
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Build-to-Rent to increase housing supply in Australia:

Appendix 2. Overview of case studies, United Kingdom (UK)

International Case Studies

Greenhaus
(Construction phase)

Peru Street
(Construction phase)

Location Manchester, UK Manchester, UK
0.3 hectares 0.39 hectares
Site details
Brownfield Brownfield
Number of dwellings 96 100
Type of dwellings Apartments Apartments

Number of bedrooms

44 x one bedroom

52 x two bedrooms

55 x one bedroom

45 x two bedrooms

Proportion of affordable
dwellings

100%
72 x rent-to-buy apartments
13 x affordable rent apartments

11 x social rent apartments

100%
80 x rent-to-buy apartments

20 x social rent apartments

Accessible dwellings

Yes (x 4)

Yes (x 4)

Height

7 to 9 storeys

5 to 6 storeys

Sustainability features

1) Low-energy features include
energy-efficient lighting,
water-efficient fittings and
devices and high-efficiency
heating systems

2) Enhanced insulation to the
building envelope

3) Reduced air permeability

4) Optimisation of glazing

5) Solar PV installed on the
roof

6) Secure cycle storage (74
bikes)

7) Electric vehicle parking (4
spaces)

1) Low-energy features include
air source heat pumps,
photovoltaic array

2) Enhanced insulation to the
building envelope

3) Reduced air permeability

4) Optimisation of glazing

5) Low-energy LED lighting

6) Heat recovery ventilation
systems

7) All car parking spaces have
access to a ‘fast’-type
electric vehicle charging
point

8) Secure cycle storage (100
bikes)

Additional features

8) Ground-floor commercial
9) Resident car parking
10) Public realm works

9) Bin storage
10) Accessible car parking
11) Landscaping

(Source: SCC, 2021a, 2023a)
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Build-to-Rent to increase housing supply in Australia:
International Case Studies

Appendix 3. Demographic profile of Salford and whole-of-England — selected variables

Whole-
L Salford | of-
Characteristic (%) England
(%)
Household size 1 person in household 34 30.1
2 people in household 32.7 34
3 people in household 15.7 16
4 or more people in household 17.6 19.9
Household composition | One-person household 34 30.1
Single family household 57.5 63
Other household types 8.5 6.9
Dwelling types Whole house or bungalow 69.5 77.4
Flat, maisonette or apartment 30.4 22.2
Caravan or other mobile or temporary structure | 0.1 0.4
Number of bedrooms 1 bedroom 13.8 11.6
2 bedrooms 341 27.3
3 bedrooms 39.5 40
4 or more bedrooms 12.6 211
Tenure Owns outright 22 325
Owns with a mortgage or shared ownership 25.6 29.8
Social rented 25.4 17.1
Privately rented or lives rent free 27.1 20.6

(Source: ONS, 2023)
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