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Introduction


I, _______________________________________________, Peter-McGill resident, am delighted that Montreal is using its power to push issues of inclusion forward. The fact that the City will finally be able to obligate real estate developers to include social housing units in future residential projects, without being limited to projects that require exceptional modifications, is a huge leap from the current Inclusion Strategy, which is solely incentivising. 
 
It is clear that the status quo can’t be maintained any longer, and the new by-law must be ambitious if the City wishes to respond to the need of its households, 70% of which believe that housing in Montreal is unaffordable.
[bookmark: _Toc431119663]Insufficient inclusion objectives for social housing
Almost 87,000 renters in Montreal spend more than 50% of their revenue on housing. For 41,950 of them, homelessness is a substantial risk, spending over 80% of their revenue on housing. With the median revenue for these renters at only $6,454 per year[footnoteRef:1], how can they hope to find affordable housing, knowing that average rental costs are $795 per month[footnoteRef:2]? [1:  Source : Recensement de 2016 ; commande spéciale du FRAPRU à Statistique Canada.]  [2:  Source : L’Observatoire du Grand Montréal ; Communauté métropolitaine de Montréal] 

If the City truly wishes to increase the offer of affordable housing for those living in substandard housing conditions, or for low-income residents, it is through social housing that they will be able to reach them, with rent fixed at a rate based on the renter’s capacity to pay, rather than market price. However, social housing is painfully lacking. Even though 23,000 Montreal households are currently on the waiting list for an HLM, not including those who have applied for a OSBL or Co-Op housing unit, social housing accounts for only 11.5% of rental properties in Montreal. This proportion has increased little over the last several years, despite the resounding need and impact of poor housing conditions on all other aspects of life, most notably health and education.
The city finally has the power to do more and to do better, but the percentage of social housing targeted in the proposed by-law are undeniably insufficient given the need. Moreover, as described in the by-law, the definition of social housing does not systematically mean subsidized housing, but the definition also includes housing offered by community organisations that would not be subsidized under the subvention au loyer program (PSL). As such, the explanatory document included in the by-law (p.17) says that 50% of the renters of these “social housing” units will not strictly benefit from a subsidy that would place their rent at 25% of their revenue as they would need. In other words, if social housing is not always 100% covered by the PSL subsidy program, the City of Montreal is already failing its insufficient target of 20% social housing.
I, _______________________________________________, salute the fact that the by-law will apply to all residential projects over 450 m2 (approximately 5 apartments). However, we are disappointed to see a step back in comparison to the current strategy, targeting projects with more than 150 units, rather than 100 units or more, as it currently stands.  The aforementioned modification removes the developer’s obligation to transfer land, or complete a turnkey project while receiving a financial contribution.
[bookmark: _Toc431119664]Why claim that social housing projects of 30 units and less would not be viable? On what social or economic criteria is this analysis based? I insist on the fact that small projects (30 to 50 units) would respond to the needs of vulnerable populations (homelessness, mental illness, etc…) and it is precisely this small size that creates a harmonious environment, and leads to the success of the mission of these social and community housing projects.
Affordable housing for whom? 
The City’s by-law outlines slightly increased inclusion percentages in social and affordable housing projects in comparison to those in the current strategy, but they continue to target the same proportion of affordable and social housing. Yet, during an information session with the Office de consultation publique de Montreal on September 19th, representatives of the City recognized that affordable housing was not to be for dwellings in Montreal (rental or owned properties). It is absurd that rental ceilings for affordable housing units are now calculated in relation to market value (“affordable housing is private housing wherein the price is slightly below market value or equal to one unit of modest design” [footnoteRef:3]) and not in relation to the revenues earned by rental households as is generally expected (around 30% of their revenue).  [3:  Source : document explicatif du Règlement pour une métropole mixte, p.21.] 

As such, we must ask which downtown or centrally located households will be able to access this housing, where rental prices vary from $880 for a studio apartment and $2,000 for a 3+ bedroom apartment. Those living alone would have to make at least $35,200 per year if they want to spend 30% or less of their revenue on a centrally located studio apartment. However, the median annual revenue for renters living alone varies between $19,629 and $26,796 in the Peter-McGill, Centre-Sud, Villeray, Hocehalga-Maisonneuve, Plateau Mont-Royal and Rosemont neighbourhoods[footnoteRef:4]. Families who pay $2,000 in rent each month must have an annual revenue of at least $80,000, which is $26,613 over the median revenue for couples with children renting in Ville-Marie and $43,304 above single-parent families in the district[footnoteRef:5], to quote the borough. [4:  Source : Recensement de 2016 ; commande spéciale du FRAPRU à Statistique Canada.]  [5:  Source : Recensement de 2016 ; commande spéciale du FRAPRU à Statistique Canada] 

Moreover, the by-law does not provide any mechanism to ensure long-term affordability of these rental units, nor does it provide, in its procedures regarding supposedly affordable property, a mechanism to subsidize property speculation.
In order to mitigate this problem, I believe that the City should create a housing registry, that includes rental units and those for sale, as part of their current assessment role. This could allow them, at the very least, to track sales of affordable condos, but could also help ensure that Montreal tenants are not subject to abusive rental increases. 
[bookmark: _GoBack]Having demonstrated that the inclusion of affordable housing units does not respond to the needs of tenants living in substandard housing in Montreal, and that it does not ensure social diversity (in contrast to social housing), the City would have everything to gain by boosting its inclusion goals for social housing to 40%. Even if this implies more investment on behalf of the City and higher levels of government, I, _______________________________________________, do not believe that such a measure would contribute to an imbalance in the construction market. Montreal will continue to have attractive prices for developers compared to other Canadian cities, and more importantly, such a goal would match Montreal’s own ambitions for social diversity by maintaining rental levels at a realistically accessible price. 
Recommendations

Recommendation 1 : That the objective for the supply of social, affordable and family housing of the By-law for a Diverse Metropolis is increased to a minimum of 40%.

Recommendation 2: That the By-law for a Diverse Metropolis be put into effect as soon as it is adopted, and not in 2021.

Recommendation 3 : That the By-law for a Diverse Metropolis includes social housing – which speaks to the true needs of renter – as opposed to those deemed affordable but are not for those with serious need for housing. 

Recommendation 4: That the funds put towards the inclusion of social housing would increase, and that they would be decentralized so that these funds are made available in proximity to their source.

Recommendation 5 : While waiting for a national housing registry, that the City of Montreal would take leadership by creating a complete Montreal housing registry, as part of their current assessment role. 

Recommendation 6 : That when the City applies the by-law, there be a mechanism in place to ensure that social and affordable housing be built in proximity to services and public transit.

Recommendation 7 : That the City of Montreal establishes and maintains strong communication with all levels of government concerned so that a maximum of affordable units built can benefit from the subvention au loyer (PSL) program.

Recommendation 8 : That the City of Montreal establishes and maintains strong communication with  all levels of government concerned so that community support for future social housing units is assured and adequately funded.
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