HALIFAX

P.O. Box 1749
Halifax, Nova Scotia
B3J 3A5 Canada

Item No. 21.1
Halifax Regional Council
December 9, 2025

TO: Mayor Fillmore and Members of Halifax Regional Council
FROM: Brad Anguish, Acting Chief Administrative Officer

DATE: October 31, 2025

SUBJECT: Housing Accelerator Fund Annual Update 2025

INFORMATION REPORT

ORIGIN

June 6, 2023 Regional Council motion (Item No. 15.1.4 Housing Accelerator Fund):

MOVED by Councillor Cuttell, seconded by Councillor Mason

THAT Halifax Regional Council:

1. Direct the Chief Administrative Officer to submit a Housing Accelerator Fund Action Plan that includes
the initiatives as generally outlined in Attachment A of the staff report dated June 3, 2023, along with all
additional required documentation to the Canada Mortgage and Housing Corporation as the Municipality’s

application under the Housing Accelerator Fund program; and

2. Authorize the Chief Administrative Officer to enter into any contribution agreements or amending
agreements that may be required should the Municipality be approved for funding under the program.

MOTION PUT AND PASSED

EXECUTIVE SUMMARY

This report gives an overview of HRM'’s progress in achieving its deliverables under the Housing Accelerator
Fund (HAF) Contribution Agreement and Action Plan:

e A summary of the residential permit data submitted to Canada Mortgage and Housing Corporation
(CMHC) as part of HRM’s second annual report under the Contribution Agreement;

e Progress made on the eleven initiatives in HRM’s HAF Action Plan; and

e Funds spent to date.

To date, HRM has achieved 77.5% of it's three-year unit target identified in the approved HAF Action Plan,
and is anticipated to surpass the required target before the program completion date of October 12, 2026.
Staff can also confirm that 10 of the 11 Action Plan initiatives have been deemed complete. Based on these
outcomes, a total of $39M has been received to date, and it is expected that the third installment of $19.8M
will be received by late December 2025.
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The report also gives an overview of the staffing resources required to complete HRM’s HAF commitments,
run HRM’s ongoing housing-related programs, and support Provincial legislative requirements related to
housing.

BACKGROUND

The Housing Accelerator Fund is a federal program administered by the Canada Mortgage and Housing
Corporation that is providing up to $4 billion in funding to incentivize and accelerate the supply of housing
nationwide. The program runs from 2023 until 2026, and targets net new building permits issued in
participating municipalities. Critical milestones are required to be met and reported on annually.

To participate, municipalities are required to remove regulatory barriers limiting density and develop a HAF
Action Plan as the basis of their application. The Action Plan sets out a housing supply growth target, as
well as specific initiatives that the municipality will undertake to meet that growth target. Growth is measured
by the number of building permits issued for new units. In setting a growth target, municipalities are required
to calculate their baseline growth for net new permits based on historical data and then commit to
accelerating this baseline growth by a minimum of 10 per cent over three years.

The amount of HAF funding the municipality receives is based on a formula which prescribes a dollar value
for each net new permit set out in the housing supply growth target. All units created from HAF initiatives
will receive the base funding of $20,000 per unit, with top-ups of $7,000 to $15,000 if units fall into specific
categories, including “missing middle!”, multi-unit, and those in close proximity to rapid transit. An additional
top-up of $19,000 is provided for affordable units.

HRM’s HAF Contribution Agreement

HRM signed its HAF agreement with the Federal government on October 12, 2023. The agreement includes
an Action Plan with 11 initiatives to increase housing, and a permit target of 15,467 units over a three-year
period. This target was calculated using a 5-year annual average of 4,264 net new permitted units prior to
the initiation of HAF (ie, from 2018 to 2022), and a 20.33% housing supply growth rate as a result of HAF
initiatives. This works out to an additional 2,600 net new units over the life of the project. The projected
breakdown of these 2,600 unit types are:

400 single-detached dwellings;

430 missing-middle units;

1540 multi-residential units;

230 units close to transit corridors;

2.15% of the total unit target is to be affordable (333 units), including units incented through
government programs to maintain below average market rents.

DISCUSSION
Permit Update

HRM reports annually to CMHC on its permit numbers, Action Plan progress, and capital expenditures. The
report is submitted within 30 days of the October 12 anniversary date, and includes data on all permits for
construction and demolition for the previous 12 months. Detailed information submitted to CMHC includes
permit issue date, permit address, type of building (ie, single detached, mobile, apartment, row house, etc),
type of work (ie, new construction, conversion, demolition), number of secondary suites, and number of

T CMHC defines missing middle as “ground-oriented housing that includes garden suites, secondary suites, duplexes,
triplexes, fourplexes, row houses, courtyard housing, and low-rise apartments (4 storeys or less).”
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storeys for each building. This report is then reviewed by CMHC to ensure progress is on track. Following
CMHC approval, HRM’s annual HAF payment is released.

HRM’s second annual report was successfully submitted to CMHC on November 7t , 2025. Two years into
the program, HRM has issued a total of 12,025 net new residential building permits, representing 77.75%
of the three-year target of 15,467 permits. A breakdown of the unit count over the two-year period is as
follows:

1,385 single-detached dwellings

2,016 missing middle units

7,174 units within 1,500 m of a rapid transit corridor
1,450 other multi-unit

285 affordable units

Attachment A provides a breakdown by reporting year, unit type, and percent of target unit count achieved
for each housing type.

Action Plan Update

The Municipality’s Action Plan identifies 11 initiatives that will be undertaken to meet HRM'’s growth target.
A project team was created within Community and Regional Planning to implement the initiatives, and
additional staff were also hired on a temporary basis within other business units to provide support to the
project team.

Ten of HRM'’s eleven initiatives are deemed complete:

1. Streamlined operational processes and customer support services for permitting
Streamlining the development approvals process through upgrades to the municipality’s Permitting,
Planning, Licensing and Compliance system and other operational changes. Numerous changes
to workflows, enhancements to the customer portal, auto-issuance of low-complexity permits, and
residential permit prioritization have been completed.

2. Reduce upfront costs for permit applications
Making it easier for developers to finance the early stages of large residential projects by enabling
them to defer a portion of their permitting fees. Only 25% of building and plumbing permit fees are
due when an application is submitted, with the balance due at the beginning of construction. Recent
amendments to the HRM Charter enable the necessary provisions for further deferral of permit fees
until a building is ready for occupancy. Amendments to the Building By-law will be tabled with
Regional Council early in 2026.

3. Incentivize non-residential to residential conversions
Encouraging the conversion of underused non-residential buildings (such as commercial or office
spaces) to increase the supply of housing. Amendments to the Affordable Housing Grant Program
Administrative Order included the addition of a conversions stream to provide funding support for
conversion projects that include affordable units.

4. Encourage development along rapid transit corridors
Encouraging higher density development along bus rapid transit corridors in the urban core. Zoning
changes that increased density were completed as part of regulatory changes adopted in May
2024.

5. Expedite heritage development agreements
Reducing the approval time for new developments integrated with, or built on, registered heritage
properties. Process improvements have been implemented and additional staff assigned so that
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the timeframe to process applications has been reduced.

6. Encourage small-scale residential development through financial incentives
Lowering the upfront costs required to develop small-scale housing (accessory dwelling units
(ADUs), tiny homes, backyard suites, etc.) to promote affordable gentle density in existing
neighbourhoods. The Second Unit Incentive Program, assisting property owners with water and
wastewater-related costs, was launched in March 2025.

7. Develop a program for pre-approved building plans
Speeding up the approval process for homes using pre-approved building plans and a trusted
partner program. Both aspects have been completed, with “trusted partner” developers working on
quick-build modular homes receiving expedited inspections and reviews. HRM is also a Local
Partner for CMHC'’s catalogue of pre-approved plans, launched in October 2025.

8. Expand the affordable housing grant program
Refining and expanding HRM’s Affordable Housing Grant Program. A series of amendments were
made to the program to expand its scope, and HAF funds assigned to increase the number of
projects funded.

9. Develop a surplus land for affordable housing program
Adding new resources to unlock surplus municipal land to develop affordable housing. A pilot
program offering four surplus properties to non-profit providers was launched in the Summer of
2025, with recommendations on successful applicants coming to Council in early 2026.

10. Complete a housing needs assessment
Draft a comprehensive housing needs assessment to inform current and future housing targets and
update regularly. This initiative was deemed complete with the delivery of the HRM section of the
provincial housing needs assessment released in November 2023. An HRM-specific needs
assessment was also completed in 2025 to inform the Affordable Housing Strategy required under
Initiative #11.

There remains one outstanding initiative: create an Affordable Housing Strategy. The Strategy is due by
the end of HRM’s HAF agreement in October 2026. The key objectives of the strategy are to clarify and
define the Municipality’s role in housing, to evaluate and enhance existing municipal housing programming,
and to establish a forward-looking framework to guide future action. Staff have retained a consultant and
are currently in the process of engaging with the public and key partners, including the Province and Federal
Government. A draft of the Strategy is anticipated in Spring 2026 with consideration by Regional Council
no later than Summer 2026.

HAF Budget and Capital Spending

As part of its annual report, HRM is also required to report on all use of HAF funding and any HAF funds
used for capital projects. “Capital project” is defined as anything considered a capital project under local
municipal guidelines.

The HAF project will provide over $79.3M to the Municipality in four installments on the condition that targets
and milestones are met with regard to housing. Only a portion of this funding is required to initiate and
administer the 11 initiatives laid out in the contribution agreement. The rest of the funding can be used to
bolster and expand other programs related to housing or fund housing-related infrastructure and capital
projects. Approximately 10% of the anticipated HAF funding is being used for staffing and consulting fees
to support the 11 initiatives as outlined.

Funds remaining after achieving the project objectives and administering the HAF Program can be used by
Regional Council towards any project that fits the funding parameters as outlined below:
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Investments in HAF action plans:

any initiative included in the Approved
Action Plan

Investments in affordable housing:

construction of affordable housing

repair or modernization of affordable
housing

land or building acquisition for affordable
housing

Investments in housing-related infrastructure:

drinking water infrastructure that supports
housing

wastewater infrastructure that supports
housing

solid waste management that supports
housing

public transit that supports housing

- community energy systems that support
housing
- disaster mitigation that supports housing
- brownfield redevelopment that supports
housing
- broadband and connectivity that supports
housing
- capacity building that supports housing
- site preparation for housing developments
Investments in community-related infrastructure
that supports housing:
- local roads and bridges that supports
housing
- sidewalks, lighting, bicycle lanes that
supports housing
- firehalls that support housing
- landscaping and green space that supports
housing

December 9, 2025

The proposed expenditure of HAF funds is presented to Regional Council through the annual budget and
business planning process. For ease of reference, a breakdown of the total previously-approved
expenditures associated with the 11 initiatives for the combined fiscal years 2024/25 through 2025/26 are
as follows:

e Staffing and Administrative: $ 3,858,979
e Consulting and vendor fees: $ 3,950,000
¢ Grants and incentives: $ 10,202,405
e Special Projects* $ 1,376,175
e Capital Projects** $ 19,670,000
Total: $ 39,057,559

*Special projects include specific eligible housing-related expenses associated with previous council
commitments or departmental priorities which had not been covered by operating budget.

**Capital projects refers to eligible housing-related capital expenses previously endorsed by Regional
Council which have been fully- or partially funded through HAF. The 2025/26 HAF-funded capital projects
include:

1. Wrights Cove Ferry Terminal design and Construction  $4,645,000
2. New Bedford West Fire Station and HRFE HQ Campus $5,000,000
3. Purchase of new Access-A-Bus Expansion Vehicles $1,125,000
4. Halifax/Dartmouth Ferry Terminal Upgrades $500,000
5. Subdivision Egress Roads $3,000,000
6. Transit Terminal Rehabilitation/Upgrades $300,000
7. Bus Stop Accessibility/Improvements $600,000
8. Road Safety Improvements $4,500,000
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The third of four annual HAF funding installments of $19,800,000 is expected to be received from CMHC
by mid-December 2025. Staff will be evaluating eligible capital projects and proposing 2026/27 HAF
expenditures through the next annual budget process. All HAF funds must be expended before October
12, 2027. Staff will be monitoring all capital projects funded through HAF to ensure completion within the
program deadlines.

Ongoing Housing Programs

While HAF has provided the opportunity to bolster staff resources dedicated to housing programs on a
temporary basis, permanent staff positions within Planning and Development are insufficient to continue to
administer affordable housing programs past October 2027. This was also identified in the original report
that came forward on June 6, 2023, which had originally anticipated a total of 21 potential new permanent
positions to implement ongoing housing programs and services. Core programs such as the Affordable
Housing Grant Program and Surplus Land Program will be under strain after that date as there is only one
permanent staff position assigned to these programs, despite growth in their scope and complexity.

At a minimum, it is anticipated that 3 additional permanent staff positions will be required within Planning
and Development in fiscal year 2027/28 to maintain service standards in on-going affordable housing
programs. Until that time, HAF funds can continue to support staffing to undertake that work.

The forthcoming Housing Strategy will provide options and recommendations to Regional Council on future
programs and services related to affordable housing. Depending on the scope and scale of the strategy,
implementation of the actions contained in that strategy may also require additional resources. As is the
case with other priority plans, these will be identified as part of the Strategy and be considered as part of
the Budget and Business Planning process each year.

FINANCIAL IMPLICATIONS

All programs and services associated with the HAF Action Plan can be funded through external funding
through to October 12, 2027. After that time, continuation of key programs may require additional operating
budget for compensation and benefits.

COMMUNITY ENGAGEMENT

No community engagement was required for this report.

LEGISLATIVE AUTHORITY

Halifax Regional Municipality Charter (HRM Charter), Part VIIl, Planning & Development

ATTACHMENTS

Attachment A: Housing Accelerator Year 2 Totals & Current Target Update

Report Prepared by: Anne Totten, Principal Planner, Housing Accelerator Fund, 902-476-8245



https://cdn.halifax.ca/sites/default/files/documents/city-hall/regional-council/230606rc1514.pdf

Attachment A HOUSING ACCELERATOR YEAR 2 TOTALS & CURRENT TARGET UPDATE

BUILDING PERMITS

MISSING MIDDLE

MISSING MIDDLE-RAPIDTRANSIT
MULTI-UNIT-OTHER
MULTI-UNIT-RAPIDTRANSIT
SINGLE-DETACHED

(blank)

Grand Total

MOBILE HOME PERMITS
SINGLE-DETACHED
(blank)

Grand Total

DEMOLITION PERMITS

MISSING MIDDLE

MISSING MIDDLE-RAPIDTRANSIT
MULTI-UNIT-RAPIDTRANSIT
SINGLE-DETACHED

(blank)

Grand Total

Affodable Units

MISSING MIDDLE

MISSING MIDDLE-RAPIDTRANSIT
MULTI-UNIT-OTHER
MULTI-UNIT-RAPIDTRANSIT
SINGLE-DETACHED

(blank)

Grand Total

Sum of Net_New_Units

Sum of Net New Units

1000
630
1008
2889
704

6231

60

60

Sum of Residential _Units_Demoed

2
178
8
135

323

Sum of Affordable (units)

18
46

48
2

114

TOTALS - YR1 YR1
YEAR 1 UNITS - BPs 6114 TOTALS BY CMHC DEFINITION New Demo YR1 Net New % of target HAF 3yr Target
YEAR 1 UNITS - MHs 133 Single Detached 858 102 756 n/a n/a
Total New Units 6247 Missing Middle 1022 4 1018 72.92% 1396
Missing Middle-RapidTransit 592 64 528
- DEMOS 190 Multi-Unit-RapidTransit 3333 20 3313 43.69% 8792
TOTAL OF NET NEW UNITS 6057 Multi-Unit-Other 442 0 442 17.84% 2477
TOTALS 6247 190 6057 39.16% 15467
-4YRAVG UNITS 4264
GRAND TOTAL FOR YEAR 1 1793 Affordable Units | 65 | 65 19.52% 333
original was 5, then updated with CMHC to 65
YEAR 2 UNITS - BPs 6231 TOTALS BY CMHC DEFINITION New Demo YR 2 Net New % of target HAF 3yr Target
YEAR 2 UNITS - MHs 60 Single Detached 1622 237 1385 n/a n/a
Total New Units 6291 Missing Middle 2022 6 2016 144.41% 1396
Missing Middle-RapidTransit 1222 242 980 81.60% 8792
- DEMOS -323 Multi-Unit-RapidTransit 6222 28 6194
TOTAL OF NET NEW UNITS 5968 Multi-Unit-Other 1450 0 1450 58.54% 2477
TOTALS 12538 513 12025 77.75% 15467
-4YRAVG UNITS 4264
GRAND TOTAL FORYR 2 1704 Affordable Units 179 I 179 53.75% 333
Affordable Units
YR 1 171 (65 adjusted submitted in 2024, then after better analysis identifed 171 total)
YR 2 114 % of target HAF 3yr Target
TOTALS 285 85.59% 333




