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A much higher proportion of renters faced higher rates of core
housing need compared to homeowners, with 22.1% of renters in core
housing need versus 6.1% of homeowners (CMHC, 2022). Core housing
need means tenants are living in unsuitable, inadequate, or
unaffordable housing. A combination of issues has intensified
Canada’s housing crisis including a massive lack of repairs, lack of
adequate tenant protections and policy response at all levels of
government and housing increasingly being treated as a commodity
resulting in a massive wave of evictions, renovictions, demovictons
and unfair rent increases.

The good news is tenants are fighting back, demanding direct action
from property owners and protections from the government. New
supply is only half of the solution to tackle the housing crisis.

This document outlines the immediate changes ACORN wants to see
from the federal government.
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Implement Canadian Renter’s Bill or Rights:
Provinces and Territories must meet the
National Tenant Rights Standards

THE ISSUE 3

The federal government announced a Canadian Renters’ Bill of Rights (RBR) as
part of its new housing plan. In September 2024, the government released a
Blueprint for the RBR. However, the Blueprint lacks clarity on key tenant
protections as well how provinces and territories will be held accountable if they
don’'t do what they say they wiill.

ACORN'S DEMANDS

The federal government must set National Tenant Rights Standards as part of
the RBR. These standards include:

e A national lease structure that gives tenants security of tenure and limits rent
increases

e Rent control - no loopholes

e Ban on unaffordable rent increases

e Ban fixed term leases*(in most circumstances)

e Ban no fault evictions

e Federal money to people in core housing need (no money for luxury rentals)

e More non market housing

¢ National Fund to help tenants avoid eviction

* Maintain units for healthy/safe living, and harassment free

* Right to organize

e Landlord disclosure and contact information

e Meet with tenant groups to review the effectiveness annually

Enforce thr RBR

the federal government must require provinces and territories to sign bilateral
agreements with the federal government just like early childcare agreements to
access funding for housing such as the $5 billion Canada Infrastructure Fund,
submit action plans and report annually. The funding needs to be contingent on
how provinces and territories are progressing in enhancing tenant protections.
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https://housing-infrastructure.canada.ca/housing-logement/bill-rights-charte-droits/renters-locataires-eng.html

Stop financialized landlords from buying more
affordable housing and create an acquisition
fund to enable non-profit, co-op, land trust
organisations and tenants to purchase at-risk
buildings when they come on the market.

THE ISSUE 3

e Canada is losing affordable housing too fast. Data from the federal housing
agency (CMHC, 2023), shows the share of affordable units for low-income
households is less than 5% in major centres, 1% in Vancouver and almost 0%
in Ontario cities.

e Canada’s public, non-market, and affordable housing stock is now among
the lowest of OECD countries, at 3.5% (Canada Human Rights Commission,
2023)

e Each year in Canada, 64,000 affordable units are lost, that means for every
one built, four are lost. The National Housing Strategy plans to build only
16,000 affordable units per year (CHEC-CCRL, 2021).

¢ Financialization of rental housing has expanded dramatically in Canada
since the late 1990s, with an estimated 340,000 rental units now owned by
large financial firms, and an estimated 20-30% of Canada’s private rental
housing is now owned by these large corporate landlords and institutional
investors (The Office of the Federal Housing Advocate, 2022).

e ACORN'’s survey (2022) shows the devastating impact of financialization of
housing on tenants - lack of repair and maintenance, pest issues and unfair
rent increases were common place in buildings owned by financialized
landlords.

It is critical that the existing affordable housing stock is protected.

ACORN'S DEMANDS

* The federal government must stop apartment sales to corporate landlords.
In Berlin, corporations cannot own more than 3000 apartment suites.

e Ensure the acquisition fund set up by the federal government is adequately
funded and enables land-trusts, co-ops, tenants, and non-profits can afford
to buy affordable market rental buildings.

e Ensure right of first refusal for land-trusts, co-ops, tenants, and non-profits so
that they have the first opportunity to acquire apartment buildings on sale.
The city of Montreal exercises the right of first refusal which grants the city
priority to purchase certain buildings/land ahead of other buyers. This should
be nationalized.
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Any CMHC backed financing/ federal funding to
corporate landlords should be provided to bu’iJ
housing for tenants in core housing need.

THE ISSUE )

¢ In 2021, almost 1.5 million Canadian households were in core housing need -
that is, they live in an unsuitable, inadequate, or unaffordable home and
cannot afford alternative housing in their community.

e 77.1% of people who are in core housing need face affordability as a
challenge.

¢ Renters are more likely to be in core housing need than owners.

¢ A study by the National Housing Council finds that most of the housing
created by the $70+ billion National Housing strategy has created
unaffordable housing.

ACORN'S DEMANDS

¢ Any federal funding going through federal agencies such as the CMHC needs
to create housing for tenants in core housing need.

¢ The definition of “affordable housing” should be consistent with the CMHC
definition: housing is considered affordable if it costs less than 30% of a
household’s before-tax income.

¢ All housing created with public money or tax incentives must be kept
affordable for perpetuity (not 21 years as is currently done under several
federal housing programs).
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All green infrastructure retrofit partnerships
from government agencies must include
affordability and anti-eviction covenants and
require an agreement signed between
landlords, financing agency and tenants-
similar to a Community Benefits Agreement

THE ISSUE )

e The climate crisis is causing catastrophic effects in our communities, low- and

moderate-income tenants are bearing a disproportionate impact.

Retrofitting Canada’s apartment buildings is a crucial step towards achieving
our carbon reduction goals. The vast majority of Canada’s apartment buildings
were built before 1990, i.e., before energy efficient building standards were put
into place. Also, as ACORN often highlights, apartment buildings, especially
ones that are affordable, are often poorly maintained, which leads to more
energy inefficiencies, not to mention less comfortable and livable housing for
tenants.

With adequate tenant protections in retrofit financing agreements,
decarbonisation efforts can exacerbate the housing crisis.

ACORN'S DEMANDS ')

All green infrastructure retrofit partnerships and agreements from the Canada
Infrastructure Bank, Ministry of Housing, Infrastructure and Communities, or CMHC
must include tenant protections.

To enforce this, there should be an agreement between the financing entity,
the landlord and the tenants similar to a Community Benefits Agreement.

Agreements must include:

ACORN CANADA

Affordability and anti-eviction covenants

Energy efficiency and mechanical cooling measures

All rental types (townhomes to high-rises)

Allowance of other improvements (ex. mold remediation) if needed to upgrade
a unit before energy efficiency and mechanical cooling

Landlords to demonstrate that retrofits will result in benefits for tenants,
particularly in cases where the landlord pays the energy costs

Formal tenant participation where independent tenant unions exist in the
community and building receive resources to support tenants participating
Retrofits that are "turnkey" so that no additional work is required - include
installation, clean up, painting etc.




Immediately plug the tax loophole in the Income
Tax Act that gives massive tax exemptions to R%ITs
or require them to convert 20% of each building to
social housing to ensure public dollars and tax
incentives go to tenants who need it the most.

THE ISSUE 3

¢ Real Estate Investment Trusts (REITs) own thousands of multi-residential
apartment units all across Canada and enjoy preferential tax treatment from
the federal government in that these entities don’t pay tax at the corporate
level. While the government is losing millions of dollars in taxes through giving
massive tax exemptions to REITs, there are no conditions tied to this exemption
to ensure that tenants living in buildings owned by REITs have access to
affordable or healthy homes. On the contrary, tenants in buildings owned by
REITs are struggling with a range of issues.

¢ Due to ACORN's persistent efforts, the federal government committed to
revisiting the Income Tax Act but the progress is not known.

ACORN'S DEMANDS )

¢ Immediately plug the tax loophole in the Income Tax Act that gives massive tax
exemptions to REITs OR

¢ To receive public benefits, the government should require institutional investors
to commit to converting 20% of each residential building across their entire
portfolio to social housing, within three years, as called for by the former UN
Special Rapporteur on the right to housing (2014-2020).
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Regulate banks, CMHC and public pension funds
to stop financing corporate landlords who
purchase with the intent to increase rents and
displace people.

Mandate rent control across all provinces.

THE ISSUE »

e Lack of rent control in provinces such as Alberta and New Brunswick or lack of
full rent control in provinces such as Ontario provides a massive incentive to
landlords to evict long term tenants and raise the rent by any amount between
tenancies. In light of an extremely tight rental market and skyrocketing rents,
lack of rent control is a major factor that is incentivising landlords to force
tenants out. This needs to stop as it violates the right to adequate housing by
threatening the tenant’s security of tenure.

ACORN'S DEMANDS

* The federal government needs to mandate that all provinces enact and
implement rent control, including vacancy control so that rent is tied to the

units.
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Fund social housing to ensure that low income
people have access to affordable homes.

THE ISSUE 3

Social housing has remained chronically underfunded by the federal
government.

Federal government withdrew from social housing provision in the 1980s,
leaving a void in affordable housing supply for decades.

This has resulted in a huge shortage of social housing in Canada. The extent of
the problem is so acute that waitlists for social housing are as long as 14 years in
places like Toronto.

As per National Housing Council (2023), if Canada continued to produce social
housing at the pace it did between 1966-1996, the proportion of social housing
could have represented 6.2% of all housing in 2021 instead of the current 3.8%.

ACORN'S DEMANDS ')

* The federal government needs to step in urgently with funding to build social
housing.

* The federal government needs to double the stock of social housing to bring it
in line with its peers. Currently, among OECD countries, Canada has one of the
lowest proportion of social housing (Scotiabank, 2023)
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Mandate disclosure of property ownership across
all provinces.

THE ISSUE 3

ACORN did a national survey in 2021 which was responded to by 606 tenants.
Out of 606 tenants, ACORN could not locate landlord’s information for 36% of
tenants.

Many landlords hide behind property management companies or numbered
companies, leaving tenants with no information about who their landlords are.
BC has started a land ownership transparency registry, but not all provinces

have this in place.

The federal government passed a legislation in 2023 that proposes a free,
publicly accessible and scalable beneficial ownership registry of corporations.
While it is a step forward to prevent fraud and money laundering, it is not clear
whether this database will help tenants easily understand who their landlords

are.

ACORN'S DEMANDS J)

¢ Implement a nationally free, publicly accessible and scalable property
ownership database and registry of corporations in a timely and effective
manner across Canada.




References

ACORN Canada. (2022). ACORN's survey on financialization of housing. Available at
https://acorncanada.org/resources/acorns-survey-financialization-of-housing/

CHEC-CCRL. (2022). Updating analysis of erosion of lower rent stock from 2021
census. Available at https://chec-ccrl.ca/wp-content/uploads/2022/10/Updated-
Analysis-on-Housing-Erosion-from-2021-Census-Steve-Pomeroy.pdf

CMHC. (2022). Canada Housing Survey. Available at https://www.cmhc-
schl.gc.ca/blog/2024/2022-canadian-housing-
survey#:~:text=In%202022%2C%20renters%20overall%20faced,nearly%20a%20thi
rd%200f%20households.

CMHC. (2023). New indicators raise more concerns on housing affordability and
supply. Available at https://www.cmhc-schl.gc.ca/blog/2023/new-indicators-raise-
concerns-housing-affordability-
supply#:~:text=As%20shown%20in%20the%20figure,almost%620none%20in%200
ntario%20cities.

Canadian Human Rights Commission. (2023). What We Heard Report: Non- market
housing as a solution to the housing crisis. Available at
https://www.housingchrc.ca/sites/housing/files/2024-04/non-market-housing-as-a-
solution-to-the-housing-crisis.pdf

National Housing Council. (2023). Renewing Canada’s National Housing Strategy.
Available at https://cms.nhc-cnl.ca/media/PDFs/NHS Report-FINAL.pdf

The Office of the Federal Housing Advocate. (2022). The Financialization of Multi-
Family Rental Housing in Canada. Available at
https://homelesshub.ca/resource/financialization-multi-family-rental-housing-
canada/

Scotiabank. (2023). Canadian Housing Affordability Hurts. Available at
https://www.scotiabank.com/ca/en/about/economics/economics-
publications/post.other-publications.insights-views.social-housing--january-18-
-2023-.html#:~:text=Canada%20needs%20a%20more%20ambitious,some%20Eur
opean%20and%20Nordic%20markets.

ACORN CANADA




