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1. Introduction

The City of Hamilton is one of many Ontario municipalities where major public transit infrastructure development is
either planned or currently under construction. In 2021, the federal and provincial governments committed a total of
$3.4 billion to support the construction of a 14-kilometre LRT line from the Eastgate Square shopping centre,
through downtown Hamilton, to McMaster University (Government of Ontario, 2021). At the time, Hamilton’s then-
Mayor Eisenberger promised that the LRT will “generate thousands of jobs and will keep workers working, it will
drive down greenhouse gas emissions and take measure to protect our environment, it will create opportunities for
affordable housing along the transit line and it will unlock access and opportunities for local businesses and
communities” (City of Hamilton, 2021). However, that promise and the current reality are quite different.

Several years earlier, in 2015, the provincial government announced funding for an LRT line in Hamilton that would
follow a different route; Metrolinx, the provincial transit agency, purchased 84 properties needed for the project,
including an estimated 11 owned homes and 102 rental homes, before cancelling the project in 2019. As many as
87 tenants, 10 homeowner households, and 37 businesses were displaced, with the buildings left vacant, despite
the city struggling with a housing crisis (King Street Tenants United, 2020; Mayers et al., 2023). Thirty-six of those
properties have since been demolished (Metrolinx, 2022). While a slightly different LRT project has been reinstated
and funding committed, prior to construction the LRT has triggered the forced displacement of tenants and
homeowners from their homes, the loss of local businesses, and the inflation of land values around the proposed
LRT corridors, with many properties purchased by real estate speculators (Van Dongen, 2023; Mayers et al.,2023).
In October 2023, the federal government finally announced that it would provide Hamilton $93.5 million through its
Housing Accelerator Fund; funds which can be used for affordable housing along the LRT corridor (CMHC, 2023).
The province has still not announced when it plans to begin construction along the LRT corridor, although in 2023,
Metrolinx began acquiring and demolishing yet more buildings (Van Dongen, 2024).

The 14 kilometre LRT line is planned to run through many different neighbourhoods, including some of the city’s
poorest. Mayers et al. (2023) note that 48% of all low-income Hamiltonians live in LRT adjacent neighbourhoods
and argue that,

the challenge will be to ensure that neighbourhoods along the route remain affordable for people who

already live there, and that the city’s best-connected axis will be a place where people from all income
classes who want and need to live near good transit will be able to find and afford appropriate
housing. Without targeted policy intervention, the Hamilton LRT project will ultimately give space for
financialized actors to capitalize on increased property values along the line at the expense of nearly
half of low-income residents in Hamilton who live along the corridor (p.8).

Indeed, the way in which transit infrastructure development in Hamilton has been handled so far has arguably
made what was already an immense challenge significantly more challenging.

Equitable Transit Oriented Development (ETOD) is an approach that could have already helped Hamilton not only
realize, but increase the promised benefits of transit investment while avoiding the very serious harms transit
development can cause (and has caused) to residents, communities, and the city as a whole. Although some of
these harms have already begun in Hamilton, as cities like Chicago have recognized, it is never too late to pursue
ETOD: there is still great potential for an equitable approach to help all residents benefit from transit infrastructure
development; to ensure that the interests of residents, especially those who are lower income and most reliant on
transit, are prioritized; and to ensure that the promised benefits of the new transit infrastructure come to fruition.

This report argues that equitable transit oriented development (ETOD) is not just an approach that should be
pursued in Hamilton, but is an approach that should be pursued Canada-wide and makes recommendations for
how an ETOD approach could be advanced. This report begins by examining the current issues with how we
currently develop transit and affordable housing infrastructure in Canada; it looks at how the pursuit of equitable
transit affordable development could address those issues; it looks at some of the challenges with achieving
equitable transit oriented affordable development; and it identifies and recommends options for advancing
equitable transit oriented development in Canada based on how it is pursued and advanced in some American
cities.



2. Making the case for Equitable Transit
Oriented Development (ETOD) and Equitable
Transit Oriented Affordable Housing (ETOAH)

2.1 The problem with how we currently plan and develop
housing and transit infrastructure

The benefits of transit infrastructure investment and affordable housing investment are both well known. There is
broad consensus that reliance on automobiles is a significant contributor to pollution, greenhouse gas emissions,
energy and land consumption, congestion, and public health challenges and that encouraging populations
previously reliant on cars to use public transit for their travel (specifically higher order public transit like subways
and LRTs) has significant environmental, health, social, and economic benefits (PRA Inc., 2021).

Stable, secure affordable housing is widely recognized as a social determinant of health, and critical to emotional,
psychological, physical health and wellbeing on an individual level, and is critical to the well functioning of society
as a whole (Health Affairs, 2018; Aboelata, 2017). This recognition of the importance of housing affordability

underpins Canada’s multi-billion dollar investment in its National Housing Strategy (Government of Canada, n.d.).

The benefits from affordable housing investment and public transit investment are significantly enhanced when
affordable housing is situated within walking distance of good quality public transit. High-quality transit - frequent,
reliable, safe, comfortable, and fast - provides access to employment, education, and social opportunities, and can
play an important role in poverty reduction. Lower-income people are more likely to use public transit instead of
owning a car if they have good access to transit, as compared with higher income people (PRA Inc., 2021). When
lower-income people are able to live within walking distance of faster and more efficient public transit, the result is
increased reductions in GHG emissions by reducing car trips; improved productivity for both those taking transit
and those commuting by car by reducing street traffic; significantly reduced transportation costs for low-income
people, thereby lessening poverty (Transform and California Housing Partnership Corporation, 2014). When
transit-dependent people with mobility issues are able to live in close proximity to transit, the potential is improving
people’s ability to access food, healthcare, and other basic needs so that they are better able to maintain their
health and wellbeing. Ensuring that public transit maintains the ridership targets necessary to make the transit
viable requires ensuring that lower-income people are able to live within walking distance of transit station areas
(PRA Inc., 2021).

Governments and urban planners in Canada have become advocates for transit-oriented development (TOD) and
transit-oriented communities (TOC), which have been described as “integrated urban places designed to bring
people, activities, buildings, and public space together, with easy walking and cycling connection between them
and near excellent transit service to the rest of the city” (Institute for Transportation and Development Policy, n.d.).
The typical characteristics of TOD is medium-to-high residential density, a mix of land uses, comfortable public
spaces, and urban design that encourages the use of high-quality transit that is located within 800 metres (or a 10-
minute walk) (The Canadian Urban Transit Association, 2023). Transit oriented communities “co-locate housing,
jobs, public amenities and social services near high quality public transit,” making the distinction that the goal of
TOD is creating complete communities and not just spurring any kind of higher density development within walking
distance of transit (Siemiatycki and Fagan (2021).

The problem with TOD and TOC as an aspirational goal for urban development is that there is considerable
evidence that the development of higher order public transit infrastructure (like subways and Light Rail Transit) can
lead to escalating land values around transit station areas, especially in low-income areas with a high number of
renters. In this context, transit oriented development and transit oriented communities can function to foster
gentrification, demolition of existing rental stock, and the displacement of middle and lower-income renters—people
who are disproportionately members of racialized and newcomer communities (Jones, 2020; Tehrani et al., 2019;
Zuk et al., 2015; Mueller et al., 2018; Mayers et al, 2023).

Housing with good public transit access is more desirable and therefore more expensive, making it difficult for
lower-income people to live in areas with good public transit access. Bringing public transit into a community
without good transit access, however, can make things worse, rather than better for those residents (Urban
Strategies et al., 2021).



For example, in Waterloo, Ontario, Mayers et al. (2023) identified many sites along the city’s LRT corridor where
housing that was affordable to low-income residents was demolished and replaced with new condominiums, which
represented a net increase in housing supply, but a net decrease in the housing accessible to low-income
residents; they note that: “this is a triple blow to these communities: existing affordable housing is lost (direct
displacement), new housing is too expensive (exclusionary displacement), and people who rely on transit will have
few housing options along routes” (p.13).

As already mentioned, in Hamilton, communities along the LRT corridor are currently experiencing the
consequences of LRT development: displacement of renters (many of which are lower income), demolition of
residential properties (many of which provided affordable housing), and increasing real estate speculation and
inflation of land values (Van Dongen, 2023; Mayers et. al, 2023).

Displacement should be a serious concern, but it is often treated as an inevitable “natural reality” of transit
infrastructure development (Jones, 2020). The threat of eviction and the experience of eviction have profound
emotional, psychological, physical, and economic consequences for the people experiencing eviction and eviction
threats. Most notably, a longitudinal study of 6.5 million renters in the US has found that eviction, or even being
threatened with eviction, is a serious health hazard: the study found that eviction is associated with a 40% increase
in the risk of death, and just the threat of eviction (where an eviction has been filed but no judgement has been
made) is associated with a 19% increase in the risk of death (Graetz et al., 2024). Increased anxiety, stress, and
fear, experienced both prior to moving and long after a person has moved, along with higher risk of depression and
suicide, are other serious affects associated with eviction and threat of eviction (Acharya et al., 2022).

Evicted tenants generally experience worse housing conditions after moving (whether that’s higher housing
costs, worse location, reduced unit size, less stability or security, or no housing at alllhomelessness),
although tenants moving into non-market housing have better outcomes than those who remain in the private
rental market (Wachsmuth et al., 2023). Evicted seniors, who are especially vulnerable to predatory eviction
because they tend to have the longest tenancies and the lowest rents, can find relocation particularly
disruptive and highly disorienting. They also have the most difficulty finding appropriate alternative
accommodations due to housing discrimination, fixed incomes, and a lack of housing in the same community
that is affordable and can accommodate age-related cognitive or physical challenges (Zell & McCullough,
2020). Evictions also have serious consequences for individuals and families, causing employment loss and
reduced employment opportunities, strained relationships with friends and family, worsened credit history
and financial security, reduced access to services, and declines in feelings of self-worth and of community
and social wellbeing (Zell & McCullough, 2020). These negative effects disproportionately affect
marginalized groups, which are at higher risk of displacement (August, 2022; Lewis, 2022).

Displacement and worsening housing affordability cause widespread costs to society as a whole, including
increased pressure on taxpayer funded public resources including shelter systems, emergency services,
public assistance, healthcare services, and eviction prevention and housing assistance (Wachsmuth et al.,
2023; Zell & McCullough, 2020).

Displacement and worsening housing affordability can also cause problems for the transit agencies building
the new transit infrastructure. The Canadian Urban Transit Association (2013) notes that lower income
renters are the people who generate higher rates of transit commute trips in comparison to homeowner
households, and if the people who use transit the most are displaced from the community and cannot afford
to live near transit, then transit agencies will struggle to attract ridership. Another problem is that worsening
housing affordability can cause people to move further and further away to less expensive housing—housing
that is more affordable partly because it has worse access to employment centres and transit infrastructure,
which can create pressure on transit agencies to increase bus service to these outlying regions, which are
more expensive to serve with public transit.



Public transit, housing affordability, and affordable housing are interconnected, yet public transit and affordable
housing are generally planned, funded, and developed separately, without much consideration of their impact on
each other. Urban Strategies et al. (2021) notes that although governments recognize the importance of better
integrating affordable housing and transit, there is very little being done to explore the co-delivery of affordable
housing and transit. The implications are threefold:

1) the positive impact that the tens or even hundreds of millions of dollars spent on housing initiatives would
have had may be negated by the negative effects of public transit infrastructure investment;

2) the many potential benefits of new transit development—from reduced travel times for both drivers and
transit users, to reducing GHG emissions—may not be realized because the residents who would have
used transit the most may have been displaced from the areas where the new transit has been built,
requiring additional transit investment to support their mobility needs; and

3) the resources invested in public transit and affordable housing may be deployed far less efficiently and in a
non-mutually supportive way that misses the great opportunity to maximize the potential of these
investments.

When transit and affordable housing are planned separately, it is more likely that affordable housing funds won’t be
used in the transit area to preserve affordable housing before it is lost and to prevent tenants from being displaced.
Preservation of existing affordable housing is much less costly than building new affordable housing, and
preventing displacement is much less expensive than the cost of healthcare and homelessness supports related to
displacement. Housing funds would go much further if used upstream rather than downstream. It is also much more
likely that affordable housing investment won’t be timed so that it can benefit from land value inflation caused by
transit development, rather than being impeded by it. Purchasing property in advance of land value inflation can
help secure land for affordable housing while the cost of land is low, if developed after the value inflates, the equity
can help non-market housing get built, and selling land purchased before inflation can help generate funds to build
affordable housing.

2.2 ETOD and ETOAH: what it is & what considerations of
equity look like and aim to achieve

The negative impacts of transit development are often framed as an equity issue, and Equitable Transit-Oriented
Development (ETOD) is often presented as a solution (Jones, 2020).

CapMetro explains the issues with traditional TOD and the promise of ETOD in addressing these issues in their
Equitable Transit Oriented Development Study (2023):

“Traditional TOD refers to a planning and design strategy that promotes compact, mixed-use,
pedestrian/bike-friendly communities built around mass transit systems. By clustering jobs, housing, and
goods and services around public transit, TOD communities reduce their dependence on cars while
increasing their mobility options resulting in more sustainable neighborhoods. However, traditional TOD
projects often do not benefit everyone equitably and have historically lacked meaningful engagement of
people impacted by the implementation of TOD. TOD communities often become a victim of their own
success since the very amenities that make them attractive often result in the rise of property values.
This value increase in turn ends up disproportionately displacing low-income households and
communities of color. The shortcomings of traditional TOD often make it counterproductive to the people
with the most need for increased connectivity and access to economic opportunity.

Equitable TOD works towards building equitable outcomes through proactive actions to ensure that
everyone, especially historically marginalized communities of color, can benefit from transit connectivity.
At the core of ETOD is the tenet that new transit infrastructure should be accompanied by policies and
strategies to mitigate displacement of existing residents around it. On top of this is the principle that
transit infrastructure should create opportunities for all Austinites to thrive. ETOD is a tool that goes
beyond stemming displacement by also emphasizing the creation of economic opportunities accessible
to all.



Achieving equitable outcomes through ETOD requires a holistic approach to transit investments that
considers and addresses how transit infrastructure intersects with systemic racism, housing affordability,
small business interests, economic opportunity, education, and health. This approach builds upon the
priorities outlined within the City of Austin’s Nothing About Us Without Us Racial Equity Anti
Displacement Tool by presenting strategies that directly support the needs of Austin’s BIPOC
communities. The following table demonstrates how equitable TOD approaches can build on traditional
TOD across various planning stages” (p.14).

Figure 1, taken from CapMetro’s 2023 study, demonstrates some of the more basic (and very high level)
differences between the planning processes of a traditional TOD approach to transit infrastructure development

and an ETOD approach.

Figure 1.

TOD Planning Stage

Traditional TOD

Addition with

Equitable TOD

Community Engagement

Presents conceptual designs
at community meetings once
developed by the planning team.

Engages impacted
communities prior to design
to identify priorities that
directly shape TOD vision.

Demographic Analysis

Identifies the socioeconomic
characteristics of residents and
businesses within the station area.

Disaggregates demographic
data to identify communities
most likely impacted by new
transit.

Quantifies the market demand for
new residential and commercial

Establishes opportunities
for public and private

Market Analysis development in station areas. investment in housing
options and small
businesses.

Maximizes density and encourages Translates public goals
mix of uses to boost walkability for affordable housing and
Land Use Strategy

and ridership.

community facilities into land
use policies.

Joint Development

Partners with developers that
maximize long-term revenues for
the transit agency.

Prioritizes partners that
maximize social benefits in
line with community goals
with community oversight.

Value Capture Financing

Image source: (CapMetro, 2023, p.15)

Supports investments in transit
infrastructure and private
development around stations.

Requires community benefits
for new development that
receives funding, driven by
community input.

Lung-Amam et al. (2014) make the point that equitable TOD is both the outcome of policies designed to
encourage more diverse populations, opportunities for economic mobility, and mixed-income housing and
businesses within dense walkable nodes, and a process that requires many different voices to be at the
planning and policy table as the vision for redevelopment is negotiated.

The Government Alliance on Race and Equity (n.d.) in the US defines equitable development using an
outcomes-based approach, defining ETOD as that “where quality of life outcomes, such as affordable housing,
quality education, living wage employment, healthy environments, and transportation are equitably experienced
by the people currently living and working in a neighborhood, as well as for new people moving in. Public and
private investments, programs, and policies in neighborhoods that meet the needs of residents, including
communities of color, and reduce racial disparities, taking into account past history and current conditions” (p.1).


https://www.projectconnect.com/docs/librariesprovider2/etod/20230928-etod-final-report-(combined).pdf?sfvrsn=945dd167_1

The Alliance describes the process of equitable development as follows: “we increase the capacity of people of
color to strengthen their communities and determine their own future and that of their neighborhoods. We distribute
the benefits and burdens of growth equitably among people of all races, ethnic backgrounds, incomes, and
geographies/neighborhoods. We encourage multicultural communities where tenured and newcomer residents can
thrive. And we provide meaningful choices for the most impacted people of color to live, work, and define their own
culture throughout all neighborhoods” (Government Alliance on Race and Equity, n.d.). The Alliance’s rationale for
ETOD is that, “people and communities with stability and resilience in the face of displacement pressures fare
better. An intact community in which people are able to have high quality jobs and financial security; culturally
appropriate goods, services, and support; and strong social networks that support the acceptance of a range of
cultures has better outcomes” (Government Alliance on Race and Equity, n.d.-p.6).

While ETOD can be conceptualized more broadly and holistically, as in the above definitions, equitable TOD can
also be described more narrowly, as with Mueller et al. (2018)’s definition: “where efforts are made to add or
preserve affordable housing within TOD districts.” Given these different meanings of the term ETOD, this report
uses the term “Equitable Transit Oriented Affordable Housing” (ETOAH) to describe the affordable housing
component of ETOD. The goal of ETOAH in the context of ETOD is to preserve and produce affordable housing in
station areas and protect against market pressures that can increase housing costs and/or displace existing
residents (Mueller et al., 2018).

Ensuring that the many benefits of living within walking distance of good transit are made available to low income
and marginalized people has many benefits for both the individuals and for society as a whole.

It improves access to employment opportunities, which is correlated with higher rates of employment and

for lower waged people, a significant reduction in the duration of unemployment after the loss of a job.

. Itimproves access to employment opportunities, which is correlated with higher rates of employment and
for lower waged people, a significant reduction in the duration of unemployment after the loss of a job.

« It lowers the cost of living for middle and lower income people by reducing transportation costs related to
vehicle ownership, increasing money available for food, healthcare, education and other necessities,
reducing poverty and its many ill effects.

. Itimproves health and wellbeing by encouraging more active lifestyles and healthy mobility options such as
walking and biking, which can lower risk of obesity, heart disease, and asthma which are more prevalent in
low-income and racialized populations; improves access to medical facilities which increases the likelihood
of receiving recommended care; it improves mobility for seniors and those with medical conditions who are
more likely to use transit.

. It supports transit ridership targets, as lower income people are much higher users of transit as their
primary mode of transportation than higher income people.

. It supports a healthy local and regional economy and improves productivity by better connecting employers
with workers, businesses with customers, and services to service users, and ensures that the essential
workers who keep communities operational are able to live in the community (Hersey and Spotts, n.d.) .

« It promotes social and economic inclusion by helping to build a city where all neighborhoods are healthy,
safe, and afford their resident access to the key determinants of well-being (Government Alliance on Race
and Equity, n.d.).

Importantly, to avoid the potential negative impacts of transit infrastructure development and to achieve the many
benefits of ETOD, not only must transit infrastructure development and affordable housing be considered and
planned together, but equity must be a central consideration. While the province of Ontario, in its efforts to promote
“Transit Oriented Communities” has prescribed population and employment density targets for Major Transit
Station Areas (MTSAs) (City of Hamilton, n.d.), which will inform municipal planning decisions, the fact that it does
not consider or require any consideration of equity, means that it is quite likely that transit infrastructure
development will harm existing communities and fail to realize many of the benefits and opportunities that is
promised by public transit investment.

In the US, governments at all levels are increasingly recognizing the importance of ETOD and are making
structural changes to how they fund, plan, and develop public transit and affordable housing to encourage ETOD.
For example, In the US, the Federal Transit Administration (FTA) has added ratings categories to federal transit
funding to encourage applicants to adopt measures to preserve and increase affordable housing in transit station
areas. The same approach has been taken in some regions where transit-specific evaluation criteria and incentives
have been added into competitive housing funding programs (Hersey and Spotts, 2015). The FTA also launched a
Pilot Program for Transit-Oriented Development Planning through which Chicago received an $800,000 grant to
complete a comprehensive ETOD planning study for the 95th Street Corridor and Austin won $900,000 in funding
from the same grant program for its Project Connect ETOD work (Brooks et al., 2024). The San Francisco Bay
Area has been pursuing ETOD for many years and its public transit agency, the Metropolitan Transportation
Commission (MTC) has made affordable housing a central component of its mandate (Metropolitan Transportation
Commission (n.d.-1).



https://www.transitchicago.com/fta-awards-800000-grant-to-cta-for-95th-street-corridor-/
https://www.capmetro.org/news/details/2020/12/14/project-connect-receives-900k-federal-grant#:%7E:text=AUSTIN%2C%20Texas%20(December%2014%2C,displacement%20efforts%20for%20Project%20Connect.
https://www.projectconnect.com/

2.3 Common components of strategies to pursue Equitable
Transit Oriented Affordable Housing

While the pursuit of Equitable Transit Oriented Development involves complex and multifaceted efforts to plan
communities with a focus on equity, there are some common “best practices”, or common components of equitable
transit oriented development that focus on housing affordability (both the preservation of existing affordable
housing and the increase the supply of affordable housing) specifically, or are critical to encouraging ETOAH:

Collaboration to focus attention on ETOD and overcome jurisdictional and sector-based
fragmentation

The proactive regional and local collaboration among the parties responsible for implementing
transportation, housing and community development investments, as well as the stakeholders affected
by relevant planning, policy and investment decisions is a central component of all ETOD and ETOAH
efforts. In some cases, especially where existing levels of collaboration are weak, separate initiatives
are needed specifically to focus attention on ETOD and to build more systemic collaboration to identify
and address ETOD-related challenges and solutions. The timing of this collaboration is important: to
ensure that transit plans incorporate the needs of low and moderate income households, collaboration
must start well before transit build-out (Hersey and Spotts, 2015).

Alignment of government cross-sectoral priorities in support of ETOAH

ETOD and ETOAH can be significantly furthered through the intentional alignment of governments’
transit and affordable housing priorities in their planning, development, and funding capacities. As
mentioned previously, in the US, the FTA and regional governments have made changes to their transit
funding applications to encourage applicants to adopt measures to preserve and increase affordable
housing in transit station areas (Hersey and Spotts, 2015), and some governments, like the San
Francisco Bay Area, have structurally integrated affordable housing funding and planning into the
mandate and function of their regional public transit agencies.

Inclusive planning and decision-making processes

Achieving ETOD and ETOAH requires the long-term and active engagement of a diverse set of
community partners that includes local residents, small business owners, community development
players, and neighborhood-serving organizations located along the proposed or existing transit corridor;
regional anchor institutions and major employers, including universities and health care providers;
philanthropy organizations; and local and regional agencies and state government partners (MZ
Strategies, LLC, 2016; NJTOD, 2018). An equity focus requires decision-making processes to be
structured/restructured so that people of colour have real authority in planning and development
decisions and that community voice is prioritized (Government Alliance on Race and Equity, n.d.).

Creating a planning policy and regulatory environment that is supportive of ETOAH

It is important for local governments to establish the policy and regulatory conditions necessary to
support and incentivize affordable housing development in transit station areas, recognizing that
different areas will require different measures. Local governments often impose restrictions that can
make station area development more difficult for all kinds of land developers, especially financially-
constrained affordable housing developers. Restrictive density, building height, unit size zoning;
excessive parking requirements; restrictive or prescriptive building codes; high permit and impact fees;
long and/or unpredictable timeframes for approvals; and poorly-managed public-engagement processes
can contribute to the difficulty and expense of developing affordable housing. However, extreme care
must be taken in addressing these barriers, as in making development conditions more amenable to the
needs of all developers—including private market developers—can function to fuel real estate speculation
and actually undermine efforts to preserve and increase the supply of non-market housing by making it
more competitive and expensive for non-market actors to preserve and produce affordable housing.
Interventions that can have an inflationary impact on land values must be timed strategically so that non-
market affordable housing is encouraged rather than hindered.



Inclusionary zoning, where housing developers are required to include a percentage of affordable
residential units in their development, and inclusionary upzoning, where zoning changes are tied to
enhanced affordability requirements/incentives, are two common and widely recognized forms of land
value capture and ETOAH best practices in the US that have no inflationary effect on land values, and
instead capture the potential inflationary value of transit development for public benefit (Hersey and
Spotts, 2015). Streamlining the development process for affordable housing developments specifically is
another method to create an environment supportive of ETOAH that does not fuel speculation (NJTOD,
2018).

There are also measures which can be implemented to incentivize developers of private market housing
to contribute to affordable housing development. Density bonus incentives are one common and widely
recommended policy tool for encouraging private market development of affordable housing in transit
areas (Siemiatycki & Fagan, 2021). Property tax reduction or elimination is another tool that is used to
support affordable housing; subsidized housing providers are often exempt from property taxes and
rebates are a frequently used tool to incent affordable housing development. Property tax reductions can
also be used to incent existing rental housing operators to keep rents affordable, as with Minneapolis’ 4d
Affordable Housing_Incentive.

Expand access to capital for ETOAH

BCNPHA and REFBC. (n.d.) note that a lack of public funding has been shown to both inhibit affordable
housing development and create barriers for the preservation of existing units near transit sites. They
note the importance of steady, reliable and permanent public funding and financing tools from senior
levels of government to support affordable housing, as research indicates that public funding
mechanisms are the most effective in stimulating the development and preservation of affordable
housing, and it is difficult to ascertain a project’s financial viability without the certainty of public subsidy.

Hersey and Spotts (2015) observe that affordable housing developers in weaker real estate markets,
such as those that are just building out their transit network or don’t have a long history of mixed-use,
higher- density development, may have difficulty accessing financing, while those in markets with strong
real estate markets/demand for TOD may be at a disadvantage when competing with their market-rate
peers due to a relative lack of appropriate capital and access to it. Proactive engagement between
housing agencies, transportation organizations, state/provincial, local and regional governments, private
and nonprofit developers, and the financial community is necessary to identify a region or community’s
specific capital gaps and needs and address them (Hersey and Spotts, 2015). Different types of capital
are necessary at different phases of the transit and ETOD build-out processes:.

Pre-Development: to identify market needs, perform due diligence to identify

prospective sites, and develop preliminary plans and specifications to determine feasibility,
among other activities. Capital expended in this phase may not be recouped if the
development does not proceed, and is therefore high risk. Public and philanthropic entities
that can provide grants or forgivable pre-development loans that are only repaid if the
development effort is successful can be useful in this phase.

Acquisition: affordable housing developers generally have less liquid or upfront equity
compared with their market rate peers, and the costs and time associated with assembling
financing to acquire property puts them at a significant disadvantage when it comes to
competing for properties in the fast moving real estate market. Lower interest rates and
longer terms are often needed when purchasing property early (prior to land value inflation)
to accommodate both the lengthy transit development process and the diminished revenue
potential of affordable housing.

Construction: generally shorter-term debt capital is accessed (traditionally bank capital) to
finance construction, with funds drawn down throughout the process and repaid in full after
closing on permanent financing.


https://www2.minneapolismn.gov/government/programs-initiatives/housing-development-assistance/rental-property/4d/
https://www2.minneapolismn.gov/government/programs-initiatives/housing-development-assistance/rental-property/4d/

Permanent Financing: generally includes an equity investment through the Housing Credit
program (in the US), a first mortgage, and gap funding that can consist of secondary and/or
forgivable loans. The development has to be planned in a way that conforms to the
requirements of these various investors, increasing complexity (Hersey and Spotts, 2015).

Maximizing the impact of public funds by using them to leverage private capital is a best practice in
financing ETOAH when only limited, or unsuitable, public funding is available. Blending public and private
capital from multiple sources can allow for more flexible terms and conditions, as risk can be shared
among multiple stakeholders with different investment goals, return expectations, and timelines.

* Utilize public- and transit agency-owned land for affordable housing

The most direct way for public agencies to support ETOAH is to make public land available for
affordable housing development; this is sometimes termed “joint development.” Sites can either be
leased or sold directly to affordable housing developers, or the agency can require that a portion of a
larger development be affordable. While opportunistic or ad-hoc use of sites can support ETOAH, an
approach that requires equitable public land use/disposition with a prioritization on affordable housing
would have a greater impact. “Joint development,” is one approach to using public land to produce
affordable housing. In Los Angeles, the Joint Development Department of the Los Angeles County
Metropolitan Transportation Authority (Metro) works with community stakeholders and housing
developers to develop housing using public land in transit station areas that includes a percentage of
affordable housing (MZ Strategies, LLC, 2016).

* Expand the supply of public land for ETOAH by proactively acquiring and/or assembling land
Acquiring lands around a future transit station prior to transit investment can be a significant tool for
capturing land value uplift associated with transit investment and facilitating ETOAH. Land that is
acquired prior to the inflation of the land’s value can be sold at market rates to the private sector once
the land’s value has increased to generate funds for affordable housing development; leased at market
rates to the private sector to generate long-term cash flow; or used by the public or nonprofit sector for
affordable housing (sometimes in partnership with a private market developer), where land value uplift is
used to leverage more equity, thereby reducing the amount of upfront financing needed to make projects
viable.! If timed properly, public land acquisitions can result in 100% internalized value capture when the
property experiences an uplift and is later sold or developed in the future. The best time to plan for and
begin to implement ETOAH is well before the transit infrastructure is developed, while there is an
opportunity to buy land when it is relatively affordable. Speculative investment in property near a
planned line can push purchase prices upward even during the planning phase and land values can
increase further after new stations open because proximity to high frequency transit is a desirable
amenity (Urban Strategies et al., 2021). Chicago, where transit infrastructure has already been built,
now recognizes the inequities that it has produced and is working to right past wrongs. However, it is
much easier to address these issues before and during transit infrastructure development than after the
development has occurred.

* Anticipate and prevent displacement of vulnerable residents
Many US cities pursue a multi-pronged approach to preserving existing affordable housing, preventing
displacement, and producing new affordable housing.

1 When considering a development as an Affordable Housing provider, the Capital Structure (funding) to making the project viable is step one to getting a
project off the ground. We’ll illustrate this through an example: If a larger municipality housing provider owns a piece of land, this land will contain
substantial value. We could use $10M of land value and a $40M building costs as an example. Lenders typically lend up to 80% Loan to Value ratio (LTV),
meaning the existing $10M land value would be enough “equity” contribution to get the project “funded”. This would still require back-end operating
considerations of subsidies, rents, etc. to make the operating model break-even. However, the initial funding to make the project viable is achieved. This
same example in a smaller city, could potentially have a land value of less than $500k with building costs still being $40M as cost to build is quite similar
(+/- 10%) across the province. This would leave the project at 1.2% equity funded, requiring an additional $9.5M of cash (equity) to make the project fully
funded. Having smaller community experience Land Value Capture (uplift) reduces the upfront “equity” required from housing providers to make funding a
project viable. (Bradley Ouellette)
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As involuntary displacement disproportionately impacts racialized communities, preventing displacement
is an important equity issue. Establishing community stabilizing policies and investments as early in the
process as possible, is important to get ahead of the neighbourhood destabilizing effects of transit
development. Strong tenant protections, rent control policies, rental assistance, relocation and financial
assistance, right of return for renters displaced by redevelopment, and legal support for tenants can
prevent displacement and ensure tenants are able to remain in their community. Affordable housing
preservation strategies combined with a municipal or tenant right of first refusal policy can help
residential or commercial tenants or community organizations purchase properties when landlords sell
(Government Alliance on Race and Equity, n.d.). Strong property standards and proactive enforcement
can stabilize existing rental housing, prevent displacement, and ensure that existing housing is being
maintained.

3. Key barriers to implementing ETOD and
ETOAH in Canada

The Canadian Urban Transit Association (2023) argues that the solution to the housing, affordability, and climate
crises is to connect our growing population to affordable, efficient homes near high-quality, frequent public transit;
however the way that we develop transit and housing in Canada is an impediment to this outcome.

3.1 Lack of government recognition of the harm that transit
infrastructure development can cause

Canada is lagging behind the United States in recognizing that transit development and TOD are often catalysts for
reductions in housing affordability, the displacement of low-income and racialized people from the community, and
the loss of local businesses, services and community spaces, and that transit development can create opportunities
to leverage increases in land value to build new community infrastructure. This is especially true for the
governments responsible for planning and funding transit infrastructure development, which regularly promote the
benefits of investment, without recognition of the negative effects it can cause.

The province of Ontario has identified “Help[ing to] increase investment, development and land values along the
corridor” as benefits associated with the priority transit line that it will be building in Hamilton, without recognizing
the negative effects that increasing development and land values will have (and has had) on the Hamiltonians living
adjacent to the corridor (Government of Ontario, n.d.-a).

In 2021, the Prime Minister of Canada announced the creation of the Permanent Transit Fund and tabled a Bill in
2022 to authorize up to $750 million in 2021-22 to support municipalities’ public transit shortfalls, proposing to make
the funding conditional on provincial and territorial governments’ matching the funding and committing to
accelerating their work with municipalities to build more homes for Canadians (Prime Minister of Canada, Justin
Trudeau, 2021; Government of Canada, 2022). The characterization of Canada’s housing affordability problems as
simply a problem of inadequate housing supply is a key barrier to the pursuit of ETOAH, as many efforts to boost
housing supply can actually inflate land values and fuel speculation, which can fuel the loss of affordable housing
and the displacement of lower income tenants. The Canadian Urban Transit Association (2023) observed that the
Permanent Transit Fund represented an important opportunity to tie transit infrastructure funding to affordable
housing development and preservation in transit station areas, however the likelihood of the Fund being designed
this way is low given that the federal government does not acknowledge the negative impacts of transit
development or the need to address them.

In Ontario, the provincial government, which is championing the narrative that the province’s housing affordability
problems are solely the result of a housing supply shortage, not only fails to recognize the harms that transit
development can cause, but has reduced and eliminated tools to encourage the development of affordable housing
alongside market rate housing. In 2019, the province amended and severely restricted the rules which had given
municipalities the authority to develop inclusionary zoning policies. Today, inclusionary zoning is only permitted in
Protected Major Transit Station Areas (PMTSAs), which are determined by municipalities, but which require
provincial Ministerial approval (Shipowick and Butler, 2021).Regulations have been proposed by the province
which would limit the percentage of affordable units to 5% of the total number of units in the proposed
development, regardless of the relative strength of the real estate market in that area (Government of Ontario,
2022).
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To date, the Minister has not approved any PMTAs, and so inclusionary zoning is not in force anywhere in

Ontario. In 2020 the provincial government eliminated municipalities’ ability to implement density bonusing through
changes to the Planning Act. Density bonusing involves municipalities using zoning to restrict the level of
development that is entitled by right, and then allowing private market developers to exceed those levels (and
realize the development/profit potential of sites) if they agree to provide affordable housing or other public benefits
(Hemson, 2022). In 2022, the province approved Bill 23, which amended section 111 of the City of Toronto Act and
section 99.1 of the Municipal Act to give the Minister the authority to make regulations imposing limits and
conditions on the powers of municipalities to prohibit and regulate the demolition and conversion of residential
rental properties (Legislative Assembly of Ontario, n.d.). Although, to date, the Minister has refrained from making
such regulations, a regulatory framework was proposed in 2023, which indicated that limits and conditions were
being considered that would undermine existing municipal policies that require 1:1 replacement of affordable rental
units and would encourage rental housing to be demolished, affordable rental housing to be lost, tenants to be
displaced, and rates of homelessness to increase.

The lack of recognition of the negative effects of transit infrastructure development can also be seen by how
Hamilton’s LRT development has been handled by the province, the federal government, and Metrolinx; where
each entity seems entirely oblivious to the impact its decisions have had on the people, local community, and the
city’s housing affordability crisis.

Obviously, governments will not work to advance solutions to a problem that they don’t acknowledge as existing,
making advancing solutions to the problem even more challenging for those who do wish to address it.

3.2 Lack of housing and transit planning coordination

When governments do recognize the challenge that transit development poses to housing affordability, and the
value of developing and preserving affordable housing in transit station areas, the way that transit and affordable
housing are planned and funded become barriers to addressing the issue.

Research has identified the lack of coordination between government entities responsible for transit infrastructure
development and entities responsible for affordable housing as both a leading cause of problems associated with
transit development and a barrier to improving the outcomes of transit and affordable housing investment (Urban

Strategies et al., 2021; The Canadian Urban Transit Association, 2023; BCNPHA and REFBC, n.d.).

A study by BCNPHA and REFBC (n.d.) notes that billions of dollars have been allocated in Metro Vancouver for
both affordable housing and public transit infrastructure, and while all levels of government are at the table for the
funding of both affordable housing and public transit, there remains little coordination and alignment of this funding
to help ensure that they two are integrated in practice.The situation is the same in Ontario. Urban Strategies et al.
(2021) observe that while land use, housing and transportation planning in the GTHA often set affordable rental
housing in transit-oriented development as an aspirational goal, in practice, housing and transit (both issues with
regional implications) are typically siloed and delivered independently with little intragovernmental coordination,
little coordination among federal, provincial and municipal governments, and little coordination among local
governments. Municipalities with two-tiered government structures face even greater coordination issues, as there
is an additional government body involved.

A key contributor to this lack of coordination is that the public sector agencies responsible for transit and for
affordable housing are separate with narrow and targeted mandates, making them unable to translate well-
intentioned visions into action when it deviates from their core missions. Funding streams are similarly targeted on
delivering either transit or affordable housing, with restrictions and conditions on how funds are used that often
explicitly prevent their co-delivery, rather than encouraging or even requiring that they be co-delivered (Urban
Strategies et al, 2021; The Canadian Urban Transit Association, 2023).

Urban Strategies et al. (2021) describe how the transit infrastructure procurement process and the development
process through which new affordable housing is created function independently from each other, and how this
results in transit-oriented affordable housing being pursued after transit lines have been constructed, once land,
and thus price per affordable unit, is at a premium, substantially increasing the cost of developing affordable
housing.
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This disconnect increases the difficulty of addressing affordable housing' goals, as “large transit

developments planned at a provincial level without considering municipal housing objectives has placed constraints
on housing planners to try and include affordable housing in a TOD after transit infrastructure had already been
planned or built (and land values had appreciated from speculative buying) (PRA Inc., 2021).

The ability to proactively acquire land in transit station areas for future ETOAH use prior to land value inflation is
significantly compromised by the siloed nature of transit and affordable housing planning, development, and
funding, as understanding of the future development context (and where uplift will occur) is necessary for making
decisions about land assembly, infrastructure design and which properties/land to acquire and when (Urban
Strategies et al., 2021; The Canadian Urban Transit Association, 2023).

The pursuit and realization of ETOD and ETOAH requires governments to change how they plan for, develop, and
fund transit infrastructure and affordable housing so that it is better coordinated and integrated. Without this
integration, governments will necessarily be investing significant levels of public funds in counterproductive ways
that function to undermine governments’ stated goals and objectives. These changes include: 1) expanding the
mandates of public sector transit, land management and infrastructure development agencies to include affordable
housing; 2) including requirements for ETOAH in transit funding; 3) aligning transit planning and affordable housing
processes so they occur simultaneously and generate a clear vision for public and private lands within each station
area and along the transit corridor in general; 4) strategically designing transit infrastructure and acquiring lands to
maximize the potential for affordable housing development once transit construction is completed; 5) setting public
land disposition policies to encourage ETOAH (Urban Strategies et al., 2021; The Canadian Urban Transit
Association, 2023).

3.3 Lack of funding for affordable housing in transit
development

Another challenge is the lack of adequate funding to preserve existing affordable housing in transit areas and a
lack of funding for non-market housing development in transit areas.

Research in Metro Vancouver found that funding mechanisms to achieve transit-oriented affordable housing are
limited and that key barriers include: limited access to grants to support redevelopment (from project inception all
the way to construction); little to no funding available for land acquisition costs; and rigid requirements of available
public sector funding / financing programs (CitySpaces Consulting, 2019).

Urban Strategies et al.’s (2021) analysis of the GTA identified similar barriers, noting that there is little new public
funding for affordable housing; the funding mechanisms that do exist are indeterminate and vague, making it
difficult to accurately predict and rely on multi-level government funding making grants and loans incalculable.

Many US cities and regions have worked to create independently managed/governed funds that are seeded by
governments and which blend capital contributions from philanthropic and financial investors. As Culbertson and
Wagner (2019) note, these “funds are generally not scaled solutions because they can only practically meet a
fraction of a region’s need. Funds can be helpful in informing policy for precisely this reason. Partners come
together around the shared goals of the fund. Eventually, partners come to understand the need to enact bigger
changes to achieve the outcomes at a scale not feasible for the fund” (p.6). The San Francisco Bay Area example
provided in this report illustrates how this happens.

In the US, governments and government agencies are now increasingly creating dedicated government-managed
funds to develop and preserve affordable housing in transit areas, likely a result (at least in part) of independent,
but government supported localized efforts to address financing gaps in the absence of funding programs that are
appropriately structured and/or capitalized to address the needs of those working to preserve and build ETOAH.
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I 4. Methods to further ETOD and ETOAH

The barriers to ETOD and ETOAH in Canada are significant. In Ontario, the provincial government is moving in the
opposite direction, expediting transit development while severely restricting the use of (or eliminating altogether)
policy options that support and encourage ETOD and ETOAH like density bonusing and inclusionary zoning, while
limiting (and eliminating) opportunities for public engagement in decision-making. Unlike US cities that are pursuing
ETOD and ETOAH, transit and affordable housing are still planned, funded and developed in silos. The pursuit of
ETOD and ETOAH in this context will be difficult.

Two methods that are common in US cities that seem essential to encouraging the more structural changes
necessary for governments to pursue ETOD and ETOAH in a meaningful way are creating ETOD collaboratives
and setting up independent funds to support ETOAH.

4.1 ETOD Collaboratives

Urban Strategies et al. (2021) suggests a number of changes that governments could make to improve the
coordination of housing and transit, however as these are suggestions made to large, complex bureaucracies,
these changes will be necessarily difficult and slow to implement. Urban Strategies et al. suggests that “an
organizing body” with a national presence, ability to provide funding, and understanding of the issue and related
stakeholders is required to coordinate and facilitate the implementation of these changes. Siemiatycki and Fagan
(2021) note that better strategies are needed to convene and coordinate the various public, private and non-profit
players, recognizing that while this will take more time, it's worth it to achieve better outcomes. They suggest the
creation of an intergovernmental Transit Oriented Communities Forum to convene officials from all levels of
government and relevant agencies to work on coordinating transit and land use policy, as well as on funding
programs necessary to boost development of affordable housing, long-term care facilities, schools and other public
services. They also suggest that municipalities should convene a committee of the public, private, Indigenous
groups and non-profit organizations that have a stake in each major transit-oriented community site to facilitate the
sharing of information and coordination of plans.

ETOD Collaboratives, which are local in scope, can be a first step in encouraging better coordination and
integration of affordable housing investment with public transit development (Hersey and Spotts, 2015).

An ETOD Collaborative is a common first step pursued by US communities that wish to pursue ETOD. An ETOD
Collaborative is an organization that convenes participants from across sectors around a common vision and which
has the potential to connect ETOD plans with the right public (transportation, housing), private (developers and
lenders), philanthropic, and nonprofit leaders who have the ability and heft to implement them (Enterprise, 2018).

ETOD collaboratives can help address a number of specific barriers to realizing ETOD and ETOAH by:

Encouraging a shared understanding of the harm that transit infrastructure development can cause,
Encouraging better coordination of affordable housing and transit planning

Encouraging integration of transit infrastructure development and affordable housing development
Encouraging better and integrated funding for affordable housing preservation and development and public
transit infrastructure development

ETOD collaboratives play a key role as the keepers of the shared regional vision and identifiers of clear access
points for new partners in the work (Enterprise, 2018). Mueller et al. (2018) argue that the formation of “coherent
and durable coalitions of environmental and social equity interests” (which is usually a component of ETOD
collaboratives) can help contest the planning agendas of dominant regimes necessary for implementing ETOD.
Moon (2015) adds that creating a formal multi-sector collaborative can catalyze working partnerships among key
ETOD stakeholders and can function as a “safe place” for participants to shift from a “doing” mentality to a
“learning” and “creating” mentality, and change how entities like transit agencies conceptualize community and
complete and sustainable transit neighbourhoods. Beginning a collaborative, or partnership, well before transit
build out is crucial to ensure that the needs of low and moderate income households are incorporated into transit
plans and are addressed ahead of property value increases and associated displacement pressures (Hersey and
Spotts, 2015). Based on the experience of other ETOD collaboratives, it takes 12 to 18 months to establish a
structure, meaningfully engage residents, convene partners, and set goals (Enterprise, 2018).
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Moon (2015) notes that a key challenge in advancing ETOD is convincing leaders such as elected officials, agency
heads and funders/investors to adopt goals around equity and Mueller et al. (2018) note that leaders must also
have the political will to prioritize preservation or inclusion of affordable housing in TOD plans. Data and analysis of
ridership and housing market trends can be effective in developing convincing arguments that ETOD benefits
everyone, as research shows that core transit riders are primarily low- to moderate-income residents, which means
that setting goals to ensure these riders have ongoing access to transit can be a compelling argument—one based
on demand for transit accessibility—rather than one based on the more general idea of equity (Moon, 2015).
Engaging these transit riders and bringing them to the table is a key step in the process of building consensus
among the providers and users of transit (Moon, 2015).

SPARCC (2019) notes that in the US, many ETOD advocates are

‘partnering with government, academia and philanthropy to develop metrics, maps and establish
baselines focused on community assets, housing supply, and various development indicators including
potential for gentrification, historic red-lining trends, public health risks, public lands and vacant or
underutilized properties and brownfields. This is powerful information to influence elected officials,
policymakers, public stakeholders and the development community with an eye toward creating and
strengthening policies to address issues beyond a TOD site-specific project. Incorporating racial equity
in this kind of analysis spotlights historic inequities and disparate challenges faced by specific
communities of color” (p. 2).

ETOD collaboratives need not be created organically. The Strong, Prosperous and Resilient Communities
Challenge (SPARCC) is a multiyear initiative of Enterprise Community Partners, the Low Income Investment Fund,
and the Natural Resources Defense Council, which invests in amplifying local efforts to change the way
metropolitan regions grow, invest, and build through integrated, cross-sector approaches that benefit low-income
people and communities of colour. To that end, SPARCC has helped to create or support existing ETOD
collaboratives in 6 US cities: Atlanta’s Transformation Alliance, Elevated Chicago, Denver’s Mile High Connects,
Los Angeles’ SPARCC LA, the North Memphis V.O.l.C.E. Coalition, and San Francisco Bay Area’s Bay Area for All
(SPARCC, n.d.). SPARCC partner organizations use these examples as case studies to support other
municipalities interested in pursuing ETOD in their communities. (See for example, Enterprise’s (2018) report for
Portland, which reviews the size, structure, governance, membership, funding, and operational characteristics of
these collaboratives).

Examples of ETOD Collaboratives
Denver

Mile High Connects (MHC) is a coalition of more than 70 private, public, and non-profit organizations in the Denver
metro area, which includes national partners such as the Ford Foundation, Enterprise Community Partners, Chase
Bank and Wells Fargo, and many local non-profit, private-sector and philanthropic partners—an approach that
combines “grasstops” and “grassroots.” MHC was created to ensure that the region’s $7.8 billion FasTracks transit
expansion delivered broad community benefits. To this end, MHC works with government agencies, including the
regional transit agency and local government. MHC engaged Denver’s transit agency, the Regional Transportation
District (RTD), to advocate for affordable fares for low-income riders, first- and last-mile connections in station
areas, and inclusive station area development policies (Hersey and Spotts, 2015). MHC was instrumental in
launching a TOD Fund, administered by Enterprise Community Partners, to support affordable housing near transit
and supported the Fund by establishing a comprehensive regional pipeline of over 110 transit-oriented real estate
and infrastructure development projects. MHC worked both in collaboration with its coalition members on initiatives
like the Denver Equity Atlas, the Early Warning System database (which alerts the housing community about
properties at risk of losing affordability), and the Community Alert Database (which aims to empower & organize
residents), and as an outside voice pushing the public sector to do more on a variety of policy issues, including
better protecting tenants (MZ Strategies, 2016; Colorado Center on Law and Policy, 2022). MHC ended operations
in 2022. In its final report it shared 4 lessons learned:
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1. Community power drives change, and community power is built by bringing diverse groups together and
nurturing trust and relationships among them, a process that only happens with time and authentic
engagement.

2. Naming and centring equity helps to build trust, relationships, and community power among communities
experiencing inequity.

3. Collaboration is key to innovative approaches to securing capital for preservation/acquisition.

4. While objectives change, a clear common goal, connection, and vision, are helpful in working through
organizational/structural changes and emergencies, as this enables partners to lean into challenges and
conflicts and have the necessary conversations, with the right people at the table, to find the opportunity for
action (Colorado Center on Law and Policy, 2022).

San Francisco Bay Area

San Francisco Bay Area’s Great Communities Collaborative (GCC) was formed in 2006 by several philanthropic
and nonprofit organizations to advance sustainable and equitable communities in the Bay Area, with a focus on
ETOD. GCC began engaging local transit agency, MTC, and other key stakeholders around a range of issues,
including barriers to land acquisition and in 2007, began due diligence to assess the feasibility of an acquisition
fund to take advantage of depressed land values tied to the financial crisis. In 2009, GCC began looking at a wider
range of products to meet affordable housing and community development needs. This work ultimately led to the
development of the Bay Area TOAH Fund (Hersey and Spotts, 2015). For the next decade, the Collaborative
continued to work on setting up TOAH funds and advocating for policy change, which ultimately led to the
formation of the Bay_ Area Housing_Finance Authority, a housing finance body housed within the region’s transit
agency.

Atlanta

Atlanta’s TransFormation Alliance (TFA) was founded in 2015 with a focus on equitable transit-oriented
development (ETOD) in legacy Black communities. TFA centres racial equity in its work and has a strong
commitment to promoting meaningful community engagement in development and building local community
capacity. TFA brought together developers, transit planners, land-use planners, and elected officials to consider
barriers and solutions to ETOD across the regional transportation network. TFA is supported by the Atlanta
Regional Commission (ARC; the region’s MPO) with staffing and resources. The Alliance has worked to build
ETOD capacity, aligned with the Metropolitan Atlanta Rapid Transit Authority’s (MARTA) TOD program, engaged in
station area visioning efforts, and produced a TOD typology report and equity evaluation tools (Hersey and Spotts,
2015). TFA also established a new $15 million ETOD pre-development and acquisition affordable housing fund,
successfully advocated for a Vision Zero policy, influenced the passing of an inclusionary housing policy and
advocated for emergency rental assistance for tenants during the COVID-19 pandemic. TFA’s work has expanded
to include housing choice, transit funding, community engagement, arts and culture, a healthy built environment,
and job access, with an executive committee of seven organizations that each guide the collective effort in one of:
racial equity, community leadership, health equity, climate, transit, arts and culture, and capital (SPARCC, 2023).

Minneapolis

Minneapolis’ The Central Corridor Funders Collaborative (2007-2016) involved 14 local and national foundations
seeking to create a “corridor of opportunity” along the Green Line. The Collaborative supplemented the programs
and grant-making of its member foundations by working with community organizations, the business sector, and
public agencies to encourage collaboration, planning and investment beyond the rail line. The Collaborative
engaged and supported numerous local non-profits and public agencies on issues spanning affordable housing,
small business retention and growth, community arts and public health, and emphasized preserving the unique
cultural diversity of neighborhoods along the line. The Funders committed to investing $12 million, leveraging more
than $54 million of additional investments between 2008 — 2016, ensuring the benefits of the Green Line would be
widely shared by all, especially disadvantaged communities. Surrounding neighborhoods are now working to meet
the challenge of preserving and creating affordable housing (MZ Strategies, 2016).
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Chicago

Elevated Chicago was formed in 2017 as an initiative of SPARCC. Elevated Chicago brought together residents,
community organizations, artists, developers, regional nonprofits, community development financial institutions,
city officials, policymakers, activists, and philanthropists to unlock the potential of transit stations to serve as hubs
that connect people and create equitable centers for climate resilience, health, and culture. Unlike other ETOD
collaboratives, Elevated Chicago’s inception was not motivated by new investment in public transit, but in response
to the city’s deep racial and economic divisions and the fact that new investment in areas around transit stations is
dramatically changing local neighbourhoods. Since its inception, Elevated Chicago has advocated for the City of
Chicago to make its transit-oriented development (TOD) policy more equitable by covering more communities, by
going beyond train stations to include heavily used bus routes, and by explicitly calling for the development of more
affordable, accessible housing. Elevated Chicago’s work contributed to the development of Chicago’s ETOD Policy
Plan, and distribution of ETOD development and pre-development grants, and the collaboratively developed
Connected Communities Ordinance, which modifies zoning code and policy to address historic disinvestments in
Black and brown communities, and avoid displacement triggered by gentrification. (City of Chicago, n.d.; n.d.-1;
n.d.-2; SPARCC, 2023a; Elevated Chicago. (2020).

4.2 Independent Structured/Leveraged Fund

Multi-investor funds that support transit oriented affordable housing are a commonly used tool in the US to
encourage ETOAH. Although designed to fund the preservation and/or development of affordable housing,
Enterprise notes that well-executed TOD funds can help advance a number of other policy priorities: they can
function to align public, private, and philanthropic funders and lenders toward one objective; they can produce
market analyses to drive policymakers, investors and developers to a greater level of specificity about market
conditions and the TOD ecosystem; they can make the local housing financing ecosystem more efficient and
predictable by establishing pipelines of projects, aligning application/approval timelines, or consolidating multiple
sources through one financing mechanism; and they can promote the integration of public policy objectives like
housing with transit development. However, the most important way TOAH Funds can advance policy priorities is
arguably through their ineffectiveness: bringing funding partners together around the shared goals of affordable
housing preservation and development can lead those partners to recognize that the Fund is inadequate to
address the scale of need for TOAH and the strength of prevailing market forces and that much bigger changes are
required to achieve the desired outcomes (Culbertson and Wagner, 2019).

As Culbertson and Wagner (2019) note, “perhaps the greatest value of standing up a TOD fund, is largely in the
ability to prove a concept and influence policy. With a regional scope, TOD funds direct attention and priority to
affordable housing opportunities in transit-oriented locations across a region, whether near bus, rail, or ferry
stations. As such, having strong public sector engagement is absolutely critical for the long-term success of any
TOD fund effort” (p.12).

In this context, identifying best practices in structured ETOAH funds is challenging. Most research evaluating
ETOD and TOAH funds in the US is produced by the organizations involved in setting up and administering the
funds, which produces a particular type of evaluation that does not look at the relative value or success of these
funds compared with other methods of encouraging or even financing TOAH. A takeaway may be that the success
of a fund shouldn’t be evaluated based on-or entirely based on—the number of units the Fund has preserved or
created or the number of people who have benefited from improved housing outcomes, but how well it raises
awareness among governments of the need for more substantial and structural changes to support ETOAH.

Enterprise Community Partners and Low Income Investment Fund are two organizations that administer a number
of structured TOAH funds in US cities. In their reports on structured funds they always stress the importance of
extensive market analyses and engagement between the housing entities, transportation organizations, state, local
and regional governments, private and nonprofit developers, and the financial community to identify a region’s or
community’s specific capital needs. They note that, “given the difficulty and complexity of both raising and
distributing capital, it is important that efforts to provide eTOD financing are backed by data and targeted
appropriately.” To that end, local and regional stakeholders should proactively evaluate specific capital gaps and
needs. For example, Enterprise and the Low Income Investment Fund conducted “capital absorption near transit”
analyses in several markets to determine whether there was sufficient capital at the right terms and conditions to
facilitate ETOD, and whether existing local stakeholders had the capacity to use available capital.
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From this analysis, each jurisdiction could tailor its capital-raising efforts for the specific needs of that market
(Hersey and Spotts, 2015).

In spite of these efforts, many of the Funds examined seem to have had less difficulty raising capital than they had
distributing it.

Demonstrating the importance of market analysis in developing a Fund, Metro Vancouver investigated the value of
a structured fund to address the lack of adequate financing options for TOAH and hired consultants to design a
proposal for a TOAH fund for the Metro Vancouver region. As part of their research, the consultants organized an
Experts Roundtable with local leaders and industry experts to discuss whether and how 3 hypothetical (and very
common) fund products (predevelopment funding, acquisition funding, and permanent debt funding) could be used
to fill gaps. Two key takeaways from this exercise were:

1. Any fund put forth for implementation consideration should only serve the non-profit sector and should
focus on increasing the sector’s financial capacity and competitive ability. Patient capital at any stage of the
development process would go far in helping these organizations achieve their goals.

2. While funding for pre-development (the visioning, feasibility, and due diligence stage) is needed, a pre
development revolving loan fund is not appropriate for this purpose, as projects deemed unfeasible through
work at this stage do not proceed & there is no way to pay back loans. Grants are needed to support pre-
development work (ECONorthwest and Enterprise Community Partners, 2019).

The San Francisco Bay Area

The San Francisco Bay Area has significant experience setting up structured ETOAH funds for the preservation
and development of affordable housing. It is also an example of how the limitations of such funds combined with
the efforts of an ETOD collaborative can help to encourage governments to make the structural changes necessary
to pursue ETOD in a more meaningful way.

The Bay Area’s Metropolitan Transportation Commission (MTC), the area’s regional transit agency, has over two
decades of experience working to help finance, incentivize, and support housing alongside transit (Hood and Rao,
2018) and its approach to funding transit oriented affordable housing has evolved significantly.

In 2006, the Great Communities Collaborative (GCC) was formed by several philanthropic and nonprofit
organizations to advance sustainable and equitable communities in the Bay Area with a focus on ETOD. GCC
began engaging MTC and other key stakeholders around a range of issues, including barriers to land acquisition
within the region. In 2007, GCC partners began due diligence to assess the feasibility of a land acquisition fund in
order to take advantage of depressed land values linked to the Great Recession. The scope was broadened in
2009 to investigate the possibility of providing a wider range of products to meet affordable housing and community
development needs. In 2010, a consortium of six Community Development Financial Institutions (CDFIs) was
selected through a request-for-proposals process to act as fund manager (Hersey and Spotts, 2015; (Seifel
Consulting Inc. and ICF International, 2013)).

In 2011 MTC provided $10 million in seed funding to launch the Transit-Oriented Affordable Housing_Fund (TOAH),
a revolving loan fund managed by The Low Income Investment Fund (LIIF). The goal of the Fund was to catalyze a
variety of types of ETOD projects, including TOAH by providing flexible financing to projects located in Priority
Development Areas (PDAs)- infill development areas with existing or planned public transit and a local
commitment to developing more housing, amenities and services. The fund leveraged MTC’s $10 million to secure
an additional $40 million from a number of different types of investors. The Fund offered five loan products for
terms up to seven years: acquisition loans, predevelopment loans, construction bridge loans, construction-to-mini
permanent loans, and loans at favourable interest rates to help bridge New Markets Tax Credits (NMTC)
investments. Borrowers could access up to $750,000 for predevelopment loans and up to $7.5 million for the other
loan types. The Fund grew out of the advocacy and research work of the Great Communities Collaborative (GCC)
(the eventual Fund sponsor) and its Partners, which had been ongoing since 2006. A series of studies providing
the supporting data and analyses, as well as strategic recommendations, needed to develop a fund laid the
groundwork for securing funds, selecting a Fund Manager and creating the Business Plan that included the Fund’s
financial model. As the idea for a fund dedicated to facilitating equitable TOD throughout the Bay Area began to
take shape, local and regional agencies, including MTC became more involved.2

2 A timeline charting the activities of the formation of the Fund is available on p.11: REPORT Bay Area Transit- Oriented Affordable Housing_Fund
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In the Fund’s first three years, it deployed over $30 million of the total $50 million capital pool (Seifel Consulting
Inc. and ICF International, 2013). As of 2015, its portfolio currently consists of six active loans across the Bay Area
worth $26.3 million collectively, and two lessees have repaid in full; with the Fund supporting a total of 700 units of
affordable housing (Hersey and Spotts, 2015).

Some key lessons learned:

. MTC was willing to take the first loss position, which proved essential to attracting other investors, and
allowed the fund to offer innovative loan products with longer terms, higher loan to value (LTVs) ratios and
lower interest rates than other funding sources.

. Itis important to study the existing market before starting a fund. “Don’t assume that a fund is an answer to
challenges. There is a unique economy, development community and investor community to each place,
and the end product should be different in different places. As much as people want to streamline and start
forming a fund, they need to understand the underlying needs of developers and gaps in the market”
(p-22).

. Developing a pipeline of projects demonstrated demand for the Fund’s products and was important for
getting buy-in from funders and partners. Through the pipeline analysis, potential funding criteria were.
developed.

. A common mistake is focusing on accessing money rather than on fund implementation and the underlying
community and services the Fund will provide. Without an understanding of the market and fund structure,
funds struggle to distribute funding.

A Eeasibility Assessment Report was a critical tool, developed to prove a case for a Bay Area TOD fund
and to present the preliminary concepts for the Fund’s activities, governance, investors, and loan terms as
well as next steps.

. The Fund’s mission, governance structure, and other aspects of the Fund was developed at the same time
as it was negotiating the rates of return and risk positions with investors. According to one investor, “The
Fund could have been better if the Business Plan had been further along before asking subordinate
lenders to join and if there had been a provisional term sheet when new funders came in.”

Developed acquisition fund business plan framework with analysis and needs assessment of different
geographic areas (Seifel Consulting Inc. and ICF International, 2013).

Following a program evaluation in 2013, the fund was restructured and relaunched in 2017 as “TOAH 2,” as TOAH
had become ill-equipped to meet the needs of a dramatically changed Bay Area real estate market (Culbertson and
Wagner, 2019). TOAH 2 loans are originated by a consortium of five community development financial institutions:
the Low Income Investment Fund, Corporation for Supportive Housing, Enterprise Community Loan Fund, Local
Initiatives Support Corporation and Community Vision (formerly Northern California Community Loan Fund) is the
Fund Manager and and ensures faster loan executions for borrowers than the original TOAH fund. In 2018, it was
reported that over 950 affordable housing units had been created and/or preserved through the TOAH/TOAH2
Fund over the 7 years since the launch of the Fund (Association of Bay Area Governments, n.d.)3

In 2018, the MTC established the Bay Area Preservation Pilot fund (BAPP), also with $10 million in (additional)
seed funding, which was then supplemented by an additional $39 million from program managers Enterprise
Community Loan Fund (ECLF) and Low Income Investment Fund (LIIF). BAPP is a revolving loan fund, with loans
originating on a first-come, first-served basis. Prospective borrowers are encouraged to contact Enterprise and/or
LIIF directly to apply. However, as a result of the design of the fund, it only closed two loans since its inception,
preserving 71 homes. In 2021, changes to program guidelines were approved to enable better deployment of funds
and the term sheet was subsequently revised (Metropolitan Transportation Commission, 2022; 2021). It is unclear
if any funds have been deployed since the program was changed.

In 2019, there was a significant shift in the Bay Area’s approach to ETOAH: the Bay Area Housing_Finance
Authority (BAHFA) was established by the State legislature: the first regional housing finance authority in
California;

3 TOAH 2 acquisition Loan term sheet: ACQUISITION LOAN TERM SHEET; TOAH 2 Pre-development loan term sheet: PREDEVELOPMENT LOAN
TERM SHEET
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an entity empowered to raise funds (through public bonds) to finance housing, housed within the region’s transit
agency (Hartley, K, 2023). BAHFA was established following a 2018 report advocating for a regional housing
agency integrating Metropolitan Transportation Commission (MTC) and the Association of Bay Area Governments
(ABAG) and housed within Bay Area Metro (Hood and Rao, 2018), efforts by the MTC and ABAG-convened multi-
stakeholder Committee to House the Bay Area (CASA), and the political leadership of Assemblymember David
Chiu, who authored and championed BAHFA'’s enabling legislation (Metropolitan Transportation Commission, n.d;
BAHFA et al., 2021). BAHFA was modelled after/inspired by NYC’s Housing Development Corporation, which
invests between $1.5B and $2.7B in housing projects in the city each year (Hartley, K, 2023).

With a $20 million grant from the State to operationalize the organization, BAHFA hired staff and began rolling out
a variety of pilot programs, including:

« Priority Sites Funding Program Pilot, a $28 million low-interest loan program for pre-development or
technical assistance to support affordable housing projects in BAHFA priority sites. Borrowers able to
start construction within 24 months may seek loans of up to $5 million (Association of Bay Area
Governments, 2023).

. Rental Assistance Pilot Program, a homeless prevention initiative to support rent-burdened Napa
County seniors who are disabled and/or living on fixed incomes by subsidizing rent with
$500-$800/mo for up to 48 months while helping them secure other long-term housing (Association of
Bay Area Governments, 2023a).

. Welfare Tax Exemption Preservation Program, that doesn’t require additional funding, to help
mission- driven (i.e.. renting to low-income people) housing developers achieve their preservation
and protection goals. The program provides the public sector support that private developers need to
qualify for property tax relief under state laws to enable them to continue to provide below market
rents in exchange for a recorded deed restriction on the property that ensures that rents remain
affordable.

In 2024 BAHFA released a business plan that included an outline for the use of funds, an equity framework, and a
number of planned funding_programs (The Multifamily Rental Production Program, The Innovation Program, The
Preservation Program, and The Tenant Protections Program)# The equity framework included a clear set of goals
and metrics to measure performance, and a set of guiding questions to be used as a planning tool to help generate
ideas and evaluate housing program strategies that further the Framework’s Equity Objectives (Appendix 2D)
(BAHFA et al., 2024). BAHFA is recommending a $20 billion GO bond ballot measure in the 2024 November
election (generated via a population of 7.7m people—half the population of Ontario) that would enable BAHFA to
fully implement its business plan. The bond would be dedicated to affordable housing and would generate gap
funding to produce and preserve more than 45,000 affordable homes (Association of Bay Area Governments,
2024).

I 6. Recommendations and Conclusion

The pursuit and realization of ETOD and ETOAH requires governments to change how they plan for, develop, and
fund transit infrastructure and affordable housing. The changes required include:

1.expanding the mandates of public sector transit, land management and infrastructure development
agencies to include affordable housing;

2. adding requirements for ETOAH to funding for transit;

3. aligning transit planning and affordable housing processes so they occur simultaneously and generate a
clear vision for public and private lands within each station area and along the transit corridor in general;

4. setting public land disposition policies to encourage ETOAH;

5. ensuring transit planning includes the strategic acquisition of land and the design of transit infrastructure

to maximize the potential for affordable housing development once transit construction is completed;

6. requiring the implementation of measures to prevent displacement and preserve affordability in advance
of transit development; and

7. requiring more and deeper community engagement and the centring of equity in planning processes.

4 For details of these programs, see: https://mtc.ca.gov/sites/default/files/documents/2024-02/BAHFA Business Plan 2024 12 Appendix 3.pdf 20
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Without these changes, governments will necessarily continue to spend significant public funds in ways that are
both inefficient and counterproductive, and which undermine governments’ stated goals and objectives related to
housing affordability, poverty, public health, the economy, and the environment.

Ontario is currently in the midst of a “once in a generation” major public transit expansion. Ideally communities
where transit investment is taking place would have been pursuing ETOD and ETOAH for years prior to this
investment, however there is never a time where it is too late to start pursuing ETOD. The pursuit of ETOD in the
US points to some options and tools that could be pursued in Canada now that would encourage affordable
housing preservation and development in transit station areas that are under development, planned, and already in
existence, and function to encourage governments to make the changes necessary for the more extensive pursuit
of ETOD.

ETOD collaboratives in the US focus on systems change as a primary objective, while also pursuing initiatives and
policies that move the needle in the direction of more equitable immediate outcomes. A regional ETOD
collaborative in the GTHA could help build and mobilize support for ETOD; function as the catalyst for bringing
together the various government entities in the GTHA involved in transit and affordable housing planning,
development, financing and operation; elected officials; and local and regional stakeholder groups; and help to
preserve and build affordable housing through advocacy and initiatives to help finance ETOAH. In the US, ETOD
collaboratives are often created and/or supported through government or philanthropic grants and initiatives.
BCNPHA and REFBC (n.d.) suggests that federal or provincial grants to support coordination and cooperation
between local and regional stakeholders could be helpful here.

A key role ETOD collaboratives in Canada could play is taking the lead in building and mobilizing regional support
for ETOD, especially among key stakeholders and between institutional stakeholders (governments, public
agencies, lenders, elected officials) and local communities. The Center for Community Investment (CCl) at the
Lincoln Institute of Land Policy has developed an approach and resources to support communities in achieving
ETOD, and its resources related to the development of “shared priorities” could be helpful in bringing these
institutional stakeholders and local communities to a shared understanding and agreement upon shared priorities
related to the pursuit of ETOD (Center for Community Investment, n.d.).

A significant challenge will be advancing ETOD and ETOAH in an inhospitable political climate. While the provincial
government in Ontario is investing heavily in public transit expansion, it is doing so while pursuing an approach to
development that is contradictory to the basic values that underpin ETOD: inclusivity, equity, community-
orientation, and affordability. The province’s recent efforts to facilitate the development of TOCs through the
passing of the Transit-Oriented Communities Act and the increased use of Ministerial Zoning Orders are focused
on accelerating development by giving the province enhanced powers to take control of development projects,
which has raised concerns about a lack of consultation and a lack of accountability (Siemiatycki & Fagan, 2021).
The province’s restrictions on municipal powers to implement inclusionary zoning and its elimirfation of municipal
density bonusing have effectively eliminated the opportunity for municipalities to use two very important tools for
achieving ETOAH. The province’s threat to restrict municipalities’ authority to implement restrictions on the
demolition and conversion of rental housing-restrictions that that have functioned in the municipalities where such
rules have been implemented to protect both the existing rental stock and tenants—has put a chill on the willingness
of municipal staff to consider developing or improving laws that require rental replacement and tenant assistance in
residential redevelopment projects. Advancing ETOD and ETOAH in this context will clearly be difficult.

Structured TOAH funds that are pursued and set up by ETOD Collaboratives in the US have two important
functions with regards to ETOD and ETOAH: they can help fill a financing gap for affordable housing preservation
and development in the short term, and they can function to encourage systems change by bringing together the
right partners and helping them recognize the inadequacies of such an approach and the need for much more
significant and structural change. As “innovation” and public-private partnerships for public benefit are currently
politically popular, setting up a structured ETOAH fund would likely be a concrete action that a regional ETOD
collaborative could take that would both support the development and preservation of affordable housing in transit
station areas, regardless of the provincial political climate, while potentially encouraging buy-in to the concept of
ETOD and the need for structural change.
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Ideally, the Fund would be deployed to support property and land acquisition before rezoning and the inflation of
land values, when the funds could go much further. As in the US, a regional ETOD collaborative could also make
an important contribution to ETOD and ETOAH by taking the lead in and/or working in solidarity with allies to
advocate for policies to encourage ETOD and ETOAH. These efforts would help build a broad base of support for
ETOD and ETOAH along with building solidarity among disparate groups. A regional ETOD collaborative could also
contribute research and tools to support government efforts in pursuing ETOD, as is also done in the US by ETOD
collaboratives.

Although the political climate may not be ideal for the successful pursuit of ETOD and ETOAH in Ontario, the
material effect that provincial policies and actions are having and will have on housing affordability and on lower-
income and racialized communities makes the pursuit of ETOD and ETOAH that much more urgent.




I Works Cited

Aboelata, M.J., Bennett, R., Yafez, E, Bonilla, A., & Akhavan, N. (2017). Healthy Development
Without Displacement: Realizing the Vision of Healthy Communities for All. Oakland, CA: Prevention
Institute.
https://www.preventioninstitute.org/sites/default/files/publications/Healthy%20Development%20withou
t %20Displacement%20-

%20realizing%20the %20vision%200f%20healthy%20communities %20for%20all.pdf

Acharya, B., Bhatta, D., & Dhakal, C. (2022). The risk of eviction and the mental health outcomes
among the US adults. Preventive Medicine Reports, 29, 101981.
https://doi.org/10.1016/j.pmedr.2022.101981

Association of Bay Area Governments. (n.d.) ABAG Budget and Work Plan: Approved. Fiscal Year
2018-2019. https://abag.ca.gov/sites/default/files/abag_budgetwork book approved web 18-19.pdf
Association of Bay Area Governments. (2023, November 20). BAHFA Makes First Capital
Commitment to Spur Housing Construction. https://abag.ca.gov/news/bahfa-makes-first-capital-
commitment-spur-housing-construction

Association of Bay Area Governments. (2023a, November 21). BAHFA Awards $5 million to Help
Napa County Seniors Avoid Homelessness.https://abag.ca.gov/news/bahfa-awards-5-million-help-
napa-county-seniors-avoid-homelessness

Association of Bay Area Governments. (2024, January 25). BAHFA Advisory Committee
Recommends Placing Housing Bond on 2024 Ballot. https://abag.ca.gov/news/bahfa-advisory-
committee-recommends-placing-housing-bond-2024-ballot

August, M. (2022). The financialization of housing in Canada: A summary report for the Office of the
Federal Housing Advocate. The Office of the Federal Housing Advocate.
https://publications.gc.ca/collections/collection 2023/ccdp-chrc/HR34-7-2022-eng.pdf

BAHFA, ABAG, and MTC. (2021, February). Momentum for lasting solutions.
https://mtc.ca.gov/sites/default/files/documents/2021-05/Launching%20BAHFA-
Regional%20Housing%20Portfolio 2-24-21.pdf

BAHFA, ABAG, and MTC. (2024, February). Bay Area Housing Finance Authority Business Plan.
https://mtc.ca.gov/sites/default/files/documents/2024-02/BAHFA Business Plan 2024.pdf
BCNPHA and REFBC. (n.d.). Transit Oriented Affordable Housing Study Activity 1: Supply Gap
Analysis, Environmental Scan, and Literature Review.
https://web.archive.org/web/20220524115516/http://www.metrovancouver.org/services/regional-
planning/PlanningPublications/Transit-OrientedAHS-Activity1 FinalReport.pdf

Brooks, J., Funk, K., and Mehrotra, A. (2024, January 10). Linking Housing and Transportation for
Successful Communities. https://www.nlc.org/article/2024/01/10/linking-housing-and-transportation-
for-successful-communities

CapMetro. (2023, September). CapMetro Equitable Transit-Oriented Development Study: Final
Report. https://www.projectconnect.com/docs/librariesprovider2/etod/20230928-etod-final-report-
(combined).pdf?sfvrsn=945dd167 1

Center for Community Investment. (n.d.). Capital Absorption Framework.
https://centerforcommunityinvestment.org/our-work/capital-absorption-framework/

City of Chicago. (n.d.). The City of Chicago Equitable Transit-Oriented Development (ETOD) Policy
Plan. https://www.chicago.gov/content/dam/city/sites/etod/Pdfs/ETOD-Executive-Summary-
6.14.2021.pdf

City of Chicago. (n.d.-1). Equitable Transit-Oriented Development.
https://www.chicago.gov/city/en/sites/equitable-transit-oriented-development/home.html

City of Chicago. (n.d.-2). Connected Communities Ordinance.
https://www.chicago.gov/city/en/sites/equitable-transit-oriented-development/home/connected-
communities-ordinance.html

City of Hamilton. (2021, September 8). Statement by Mayor Fred Eisenberger on the Hamilton Light
Rail Transit Project. https://www.hamilton.ca/city-council/news-notices/news-releases/statement-by-
mayor-fred-eisenberger-hamilton-light-rail

23


https://www.preventioninstitute.org/sites/default/files/publications/Healthy%20Development%20without%20Displacement%20-%20realizing%20the%20vision%20of%20healthy%20communities%20for%20all.pdf
https://www.preventioninstitute.org/sites/default/files/publications/Healthy%20Development%20without%20Displacement%20-%20realizing%20the%20vision%20of%20healthy%20communities%20for%20all.pdf
https://linkinghub.elsevier.com/retrieve/pii/S2211335522002881
https://abag.ca.gov/sites/default/files/abag_budgetwork_book_approved_web_18-19.pdf
https://abag.ca.gov/news/bahfa-makes-first-capital-commitment-spur-housing-construction
https://abag.ca.gov/news/bahfa-makes-first-capital-commitment-spur-housing-construction
https://abag.ca.gov/news/bahfa-awards-5-million-help-napa-county-seniors-avoid-homelessness
https://abag.ca.gov/news/bahfa-awards-5-million-help-napa-county-seniors-avoid-homelessness
https://abag.ca.gov/news/bahfa-advisory-committee-recommends-placing-housing-bond-2024-ballot
https://abag.ca.gov/news/bahfa-advisory-committee-recommends-placing-housing-bond-2024-ballot
https://publications.gc.ca/site/archivee-archived.html?url=https://publications.gc.ca/collections/collection_2023/ccdp-chrc/HR34-7-2022-eng.pdf
https://mtc.ca.gov/sites/default/files/documents/2021-05/Launching%20BAHFA-Regional%20Housing%20Portfolio_2-24-21.pdf
https://mtc.ca.gov/sites/default/files/documents/2021-05/Launching%20BAHFA-Regional%20Housing%20Portfolio_2-24-21.pdf
https://www.nlc.org/article/2024/01/10/linking-housing-and-transportation-for-successful-communities
https://www.nlc.org/article/2024/01/10/linking-housing-and-transportation-for-successful-communities
https://www.google.com/url?q=https://web.archive.org/web/20220524115516/http:/www.metrovancouver.org/services/regional-planning/PlanningPublications/Transit-OrientedAHS-Activity1_FinalReport.pdf&sa=D&source=apps-viewer-frontend&ust=1728708145506566&usg=AOvVaw3KmDGGFSvH58xxo7JQllH2&hl=en
https://www.google.com/url?q=https://web.archive.org/web/20220524115516/http:/www.metrovancouver.org/services/regional-planning/PlanningPublications/Transit-OrientedAHS-Activity1_FinalReport.pdf&sa=D&source=apps-viewer-frontend&ust=1728708145506566&usg=AOvVaw3KmDGGFSvH58xxo7JQllH2&hl=en
https://www.nlc.org/article/2024/01/10/linking-housing-and-transportation-for-successful-communities/
https://www.nlc.org/article/2024/01/10/linking-housing-and-transportation-for-successful-communities/
https://www.projectconnect.com/docs/librariesprovider2/etod/20230928-etod-final-report-(combined).pdf?sfvrsn=945dd167_1
https://www.projectconnect.com/docs/librariesprovider2/etod/20230928-etod-final-report-(combined).pdf?sfvrsn=945dd167_1
https://centerforcommunityinvestment.org/our-work/capital-absorption-framework/
https://www.chicago.gov/content/dam/city/sites/etod/Pdfs/ETOD-Executive-Summary-6.14.2021.pdf
https://www.chicago.gov/content/dam/city/sites/etod/Pdfs/ETOD-Executive-Summary-6.14.2021.pdf
https://www.chicago.gov/content/dam/city/sites/etod/Pdfs/ETOD-Executive-Summary-6.14.2021.pdf
https://www.chicago.gov/content/dam/city/sites/etod/Pdfs/ETOD-Executive-Summary-6.14.2021.pdf
https://www.chicago.gov/city/en/sites/equitable-transit-oriented-development/home.html
https://www.chicago.gov/city/en/sites/equitable-transit-oriented-development/home/connected-communities-ordinance.html
https://www.chicago.gov/city/en/sites/equitable-transit-oriented-development/home/connected-communities-ordinance.html
https://www.hamilton.ca/city-council/news-notices/news-releases/statement-by-mayor-fred-eisenberger-hamilton-light-rail
https://www.hamilton.ca/city-council/news-notices/news-releases/statement-by-mayor-fred-eisenberger-hamilton-light-rail

City of Hamilton. (n.d.). Major Transit Station Areas. https://www.hamilton.ca/build-invest-

grow/planning-development/official-plan/major-transit-station-areas#reports; %20https://pub-

hamilton.escribemeetings.com/filestream.ashx?Documentld=379227

CitySpaces Consulting. (2019, February). Memo: Metro Vancouver Transit-Oriented Affordable

Housing Revolving Loan Fund Task B2: Local Fund and Context Assessment

https://metrovancouver.org/services/regional-planning/Documents/local-fund-context-assessment-

city-spaces-2019.pdf

CMHC. (2023, October 10). Helping build more homes, faster in Hamilton. https://www.cmhc-

schl.gc.ca/media-newsroom/news-releases/2023/helping-build-more-homes-faster-hamilton

Colorado Center on Law and Policy. (2022, August). Our last stop: A journey of community impact.

https://copolicy.org/mhc/

Culbertson, D. and Wagner, C. (2019, February). Transit-Oriented Affordable Housing (TOAH) Fund

Structures. Enterprise. https://metrovancouver.org/services/regional-planning/Documents/transit-

oriented-assisted-housing-fund-structures-enterprise-community-

partners.pdffftsearch=transit%20oriented%20affordable %20housing

ECONorthwest and Enterprise Community Partners. (2019, March 1). B3 Implementation typologies

memo: Final, to Raymond Kan, Metro Vancouver. https://metrovancouver.org/services/regional-

planning/Documents/implementation-typologies-econorthwest-2019.pdf

Elevated Chicago. (2020). Elevated Chicago 3-Year Impact Report 2017-2020.

https://elevatedchicago.org/wp-content/uploads/2022/05/Elevated-Chicago-3-Year-Impact-Report-

1.pdf

Enterprise. (2018, January). White Paper 4: Organizational Structures for Equitable Transit Oriented

Development (eTOD). https://www.portland.gov/sites/default/files/2019-09/appendix-6-organizational-

structures-for-equitable-transit-oriented-development-etod.pdf

Government Alliance on Race and Equity. (n.d.). Equitable Development as a Tool to Advance Racial

Equity. https://www.racialequityalliance.org/wp-content/uploads/2016/11/GARE-Equitable-

Development.pdf

Government of Canada. (n.d.). Canada’s National Housing Strategy: A Place to Call Home.

https://assets.cmhc-schl.gc.ca/sf/project/placetocallhome/pdfs/canada-national-housing-

strategy.pdf?rev=7d7a4713-2f37-4cf0-a13e-68d278867630

Government of Canada. (2022). 2022 Budget: A Plan to Grow Our Economy and Make Life More

Affordable. https://www.budget.canada.ca/2022/pdf/budget-2022-en.pdf

Government of Ontario. (n.d.-a). Ontario’s Priority Transit Projects in the Greater Golden Horseshoe

Region. Accessed March, 14, 2024. https://www.ontario.ca/page/ontario-priority-transit-projects-

greater-golden-horseshoe-region

Government of Ontario. (2021, May 13). News Release: Ontario and Canada Investing $3.4 billion to

Advance Hamilton LRT. https://news.ontario.ca/en/release/1000121/ontario-and-canada-investing-34-

billion-to-advance-hamilton-Irt

Government of Ontario. (2022, October 25). Proposed Amendment to O. Reg 232/18: Inclusionary

Zoning. Environmental Registry of Ontario. https://ero.ontario.ca/notice/019-6173

Graetz, N., Gershenson, C., Porter, S. R., Sandler, D. H., Lemmerman, E., & Desmond, M. (2024).

The impacts of rent burden and eviction on mortality in the United States, 2000—2019. Social Science

& Medicine, 340, 116398. https://doi.org/10.1016/j.socscimed.2023.116398

Hartley, K. (2023, September 14). Interviewed by Alex Schafran in: Housing After Dark Episode 5: Is

the Future of Housing Finance Regional? (podcast). https://alexschafran.substack.com/p/is-the-

future- of-housing-finance-regional#details

Health Affairs. (2018, June 7). Housing and Health: An Overview of the literature. Health Affairs

Health Policy Brief, June 7, 2018.

https://www.healthaffairs.org/do/10.1377/hpb20180313.396577/full/hpb 2018 rwijf 01 w-

1693419535402.pdf

Hemson. (2022, April). City of Toronto Community Benefits Charge Strategy.

https://www.toronto.ca/legdocs/mmis/2022/ex/bgrd/backgroundfile-228196.pdf

Hersey, JK., and Spotts, MA. (n.d.) Promoting Opportunity through Equitable Transit-Oriented

Development. https://www.cnu.org/sites/default/files/promoting_opportunity through etod - cnu -
final.pdf

24


https://www.hamilton.ca/build-invest-grow/planning-development/official-plan/major-transit-station-areas#reports;%20https://pub-hamilton.escribemeetings.com/filestream.ashx?DocumentId=379227
https://www.hamilton.ca/build-invest-grow/planning-development/official-plan/major-transit-station-areas#reports;%20https://pub-hamilton.escribemeetings.com/filestream.ashx?DocumentId=379227
https://www.hamilton.ca/build-invest-grow/planning-development/official-plan/major-transit-station-areas#reports;%20https://pub-hamilton.escribemeetings.com/filestream.ashx?DocumentId=379227
https://metrovancouver.org/services/regional-planning/Documents/local-fund-context-assessment-city-spaces-2019.pdf
https://metrovancouver.org/services/regional-planning/Documents/local-fund-context-assessment-city-spaces-2019.pdf
https://www.cmhc-schl.gc.ca/media-newsroom/news-releases/2023/helping-build-more-homes-faster-hamilton
https://www.cmhc-schl.gc.ca/media-newsroom/news-releases/2023/helping-build-more-homes-faster-hamilton
https://copolicy.org/mhc/
https://metrovancouver.org/services/regional-planning/Documents/transit-oriented-assisted-housing-fund-structures-enterprise-community-partners.pdf
https://metrovancouver.org/services/regional-planning/Documents/transit-oriented-assisted-housing-fund-structures-enterprise-community-partners.pdf
https://metrovancouver.org/services/regional-planning/Documents/transit-oriented-assisted-housing-fund-structures-enterprise-community-partners.pdf
https://metrovancouver.org/services/regional-planning/Documents/implementation-typologies-econorthwest-2019.pdf
https://metrovancouver.org/services/regional-planning/Documents/implementation-typologies-econorthwest-2019.pdf
https://elevatedchicago.org/wp-content/uploads/2022/05/Elevated-Chicago-3-Year-Impact-Report-1.pdf
https://elevatedchicago.org/wp-content/uploads/2022/05/Elevated-Chicago-3-Year-Impact-Report-1.pdf
https://www.portland.gov/sites/default/files/2019-09/appendix-6-organizational-structures-for-equitable-transit-oriented-development-etod.pdf
https://www.portland.gov/sites/default/files/2019-09/appendix-6-organizational-structures-for-equitable-transit-oriented-development-etod.pdf
https://www.racialequityalliance.org/wp-content/uploads/2016/11/gare-equitable-development.pdf
https://www.racialequityalliance.org/wp-content/uploads/2016/11/gare-equitable-development.pdf
https://assets.cmhc-schl.gc.ca/sf/project/placetocallhome/pdfs/canada-national-housing-strategy.pdf?rev=7d7a4713-2f37-4cf0-a13e-68d278867630
https://assets.cmhc-schl.gc.ca/sf/project/placetocallhome/pdfs/canada-national-housing-strategy.pdf?rev=7d7a4713-2f37-4cf0-a13e-68d278867630
https://assets.cmhc-schl.gc.ca/sf/project/placetocallhome/pdfs/canada-national-housing-strategy.pdf?rev=7d7a4713-2f37-4cf0-a13e-68d278867630
https://www.ontario.ca/page/ontario-priority-transit-projects-greater-golden-horseshoe-region
https://www.ontario.ca/page/ontario-priority-transit-projects-greater-golden-horseshoe-region
https://news.ontario.ca/en/release/1000121/ontario-and-canada-investing-34-billion-to-advance-hamilton-lrt
https://news.ontario.ca/en/release/1000121/ontario-and-canada-investing-34-billion-to-advance-hamilton-lrt
https://ero.ontario.ca/notice/019-6173
https://www.sciencedirect.com/science/article/pii/S0277953623007554?via%3Dihub
https://alexschafran.substack.com/p/is-the-future-of-housing-finance-regional#details
https://alexschafran.substack.com/p/is-the-future-of-housing-finance-regional#details
https://www.healthaffairs.org/do/10.1377/hpb20180313.396577/full/hpb_2018_rwjf_01_w-1693419535402.pdf
https://www.healthaffairs.org/do/10.1377/hpb20180313.396577/full/hpb_2018_rwjf_01_w-1693419535402.pdf
https://www.toronto.ca/legdocs/mmis/2022/ex/bgrd/backgroundfile-228196.pdf
https://www.cnu.org/sites/default/files/promoting_opportunity_through_etod_-_cnu_-_final.pdf
https://www.cnu.org/sites/default/files/promoting_opportunity_through_etod_-_cnu_-_final.pdf

Hersey, JK., and Spotts, MA. (2015, October). Promoting Opportunity through Equitable Transit-
Oriented Development (eTOD): Barriers to Success and Best Practices for Implementation.
Enterprise. https://todresources.org/wp-content/uploads/2016/06/promoting-opportunity-through-etod-

barriers-to-success-web.pdf

Hood, H. and Rao, G. (2018, January). The Elephant in the Region: Charting a Path for Bay Area
Metro to Lead a Bold Regional Housing Agenda. Enterprise.
https://www.enterprisecommunity.org/sites/default/files/2022-02/Elephant in the Region.pdf
Institute for Transportation and Development Policy. (n.d.) What is TOD?
https://www.itdp.org/library/standards-and-guides/tod3-0/what-is-tod/

Jones, C. E. (2020). Transit-Oriented Development and suburban Gentrification: A “Natural Reality” of
refugee displacement in Metro Vancouver. Housing Policy Debate, 33(3), 533-552.
https://doi.org/10.1080/10511482.2020.1839935

King Street Tenants United. (2020, January 15). Survey of Displacement for Light Rail Transit.
https://kingstreettenantsunited.com/2020/01/15/survey-of-displacement-for-light-rail-transit/
Legislative Assembly of Ontario. (n.d.). Bill 23, More Homes Built Faster Act, 2022.
https://www.ola.org/en/legislative-business/bills/parliament-43/session-1/bill-23

Lewis, N. (2022). The uneven racialized impacts of financialization: A report for the Office of the
Federal Housing Advocate. The Office of the Federal Housing Advocate.
https://www.homelesshub.ca/sites/default/files/attachments/L ewis-Financialization-Racialized-
Impacts-ofha-en.pdf

Lung-Amam, W., Pendall, R., Scott, M., and Knaap, E. (2014, April). The Promise and Challenge of
Equitable Transit-Oriented Development in Diverse Suburbia.
https://www.researchgate.net/publication/305496897 The Promise and Challenge of Equitable Tra
nsit-Oriented Development in Diverse Suburbia

Mayers, R., Doucet, B., Rallis, N. & Babin, C (2023) Experiencing urban change along Hamilton’s
LRT corridor: Resident experiences prior to construction. Research Report. University of Waterloo.
March 2023. https://uwaterloo.ca/hamilton-neighbourhood-change-
research/sites/default/files/uploads/documents/2023-mayers-et-al-experiencing-urban-change-
hamilton-Irt 0.pdf

Metrolinx. (2022, March 17). Vacant properties slated to be demolished for Hamilton LRT.
https://www.metrolinx.com/en/discover/vacant-properties-slated-to-be-demolished-for-hamilton-Irt-
Metropolitan Transportation Commission. (n.d). The Committee to House the Bay Area (CASA).
https://mtc.ca.gov/planning/housing/committee-house-bay-area-casa

Metropolitan Transportation Commission. (n.d-1). What is MTC? https://mtc.ca.gov/about-mtc/what-
mtc

Metropolitan Transportation Commission. (2022, March 29). Bay Area Preservation Pilot (BAPP) Loan
Term Sheet. https://mtc.ca.gov/digital-library/5022763-bay-area-preservation-pilot-bapp-loan-term-
sheet

Metropolitan Transportation Commission Programming and Allocations Committee. (2021, February
10). Meeting Agenda Item 3a - 21-0032: MTC Resolution No. 4454. Bay Area Preservation Pilot
(BAPP) Program Revisions.
https://mtc.legistar.com/LegislationDetail.aspx?ID=4774059&GUID=B1C9E9E0-749F-4996-95A2-
8C61ADFC3430

Metro Vancouver. (n.d.). The Metro Vancouver Housing and Transportation Cost Burden Study.
https://metrovancouver.org/services/regional-planning/Documents/housing-and-transportation-cost-
burden-report-2015.pdf

Moon, J. (2015, December 2). Putting equity in transit-oriented development. L/SC.
https://www.lisc.org/our-stories/story/putting-equity-in-transit-oriented-development/

Mueller, E. J., Hilde, T. W., & Torrado, M. J. (2018). Methods for countering spatial inequality:
Incorporating strategic opportunities for housing preservation into transit-oriented development
planning. Landscape and Urban Planning, 177, 317-327.
https://doi.org/10.1016/j.landurbplan.2018.01.003

MZ Strategies, LLC, (2016, October). Advancing Equitable Transit-Oriented Development through
Community Partnerships and Public Sector Leadership.
https://static1.squarespace.com/static/5021cc16e4b0c203353d08c5/t/57fbc838e4fcb58bdf33c9ad/147
6118586893/Community+Explainer 10-10-16.pdf



https://todresources.org/wp-content/uploads/2016/06/promoting-opportunity-through-etod-barriers-to-success-web.pdf
https://todresources.org/wp-content/uploads/2016/06/promoting-opportunity-through-etod-barriers-to-success-web.pdf
https://www.enterprisecommunity.org/sites/default/files/2022-02/Elephant_in_the_Region.pdf
https://itdp.org/library/standards-and-guides/tod3-0/what-is-tod/
https://www.tandfonline.com/doi/full/10.1080/10511482.2020.1839935
https://kingstreettenantsunited.com/2020/01/15/survey-of-displacement-for-light-rail-transit/
https://www.ola.org/en/legislative-business/bills/parliament-43/session-1/bill-23
https://www.homelesshub.ca/sites/default/files/attachments/Lewis-Financialization-Racialized-Impacts-ofha-en.pdf
https://www.homelesshub.ca/sites/default/files/attachments/Lewis-Financialization-Racialized-Impacts-ofha-en.pdf
https://www.researchgate.net/publication/305496897_The_Promise_and_Challenge_of_Equitable_Transit-Oriented_Development_in_Diverse_Suburbia
https://www.researchgate.net/publication/305496897_The_Promise_and_Challenge_of_Equitable_Transit-Oriented_Development_in_Diverse_Suburbia
https://uwaterloo.ca/hamilton-neighbourhood-change-research/sites/default/files/uploads/documents/2023-mayers-et-al-experiencing-urban-change-hamilton-lrt_0.pdf
https://uwaterloo.ca/hamilton-neighbourhood-change-research/sites/default/files/uploads/documents/2023-mayers-et-al-experiencing-urban-change-hamilton-lrt_0.pdf
https://uwaterloo.ca/hamilton-neighbourhood-change-research/sites/default/files/uploads/documents/2023-mayers-et-al-experiencing-urban-change-hamilton-lrt_0.pdf
https://www.metrolinx.com/en/discover/vacant-properties-slated-to-be-demolished-for-hamilton-lrt-
https://mtc.legistar.com/LegislationDetail.aspx?ID=4774059&GUID=B1C9E9E0-749F-4996-95A2-8C61ADFC3430
https://mtc.ca.gov/about-mtc/what-mtc
https://mtc.ca.gov/about-mtc/what-mtc
https://mtc.ca.gov/digital-library/5022763-bay-area-preservation-pilot-bapp-loan-term-sheet
https://mtc.ca.gov/digital-library/5022763-bay-area-preservation-pilot-bapp-loan-term-sheet
https://mtc.legistar.com/LegislationDetail.aspx?ID=4774059&GUID=B1C9E9E0-749F-4996-95A2-8C61ADFC3430
https://mtc.legistar.com/LegislationDetail.aspx?ID=4774059&GUID=B1C9E9E0-749F-4996-95A2-8C61ADFC3430
https://metrovancouver.org/services/regional-planning/Documents/housing-and-transportation-cost-burden-report-2015.pdf
https://metrovancouver.org/services/regional-planning/Documents/housing-and-transportation-cost-burden-report-2015.pdf
https://www.lisc.org/our-stories/story/putting-equity-in-transit-oriented-development/
https://linkinghub.elsevier.com/retrieve/pii/S0169204618300197
https://static1.squarespace.com/static/5021cc16e4b0c203353d08c5/t/57fbc838e4fcb58bdf33c9ad/1476118586893/Community+Explainer_10-10-16.pdf
https://static1.squarespace.com/static/5021cc16e4b0c203353d08c5/t/57fbc838e4fcb58bdf33c9ad/1476118586893/Community+Explainer_10-10-16.pdf

NJTOD. (2018, April 15). Strategies to Promote Equitable Transit-Oriented Development.
http://www.njtod.org/etod-strategies/

PRA Inc. (2021, May 11). Inclusion of Affordable Housing in New Transit — Oriented Developments in
Canadian Cities. Canada Mortgage and Housing Corporation.
https://eppdscrmssa01.blob.core.windows.net/cmhcprodcontainer/sf/project/archive/research 6/ah-in-
tods final-version 11-may-2021 high-res-pictures combined.pdf

Prime Minister of Canada, Justin Trudeau. (2021, February 10). New public transit investments to
build strong communities, fight climate change, and create new jobs across Canada.
https://www.pm.gc.ca/en/news/news-releases/2021/02/10/new-public-transit-investments-build-
strong-communities-fight-climate

Renne, J.L. (2009). From transit-adjacent to transit-oriented development, Local Environment: The
International Journal of Justice and Sustainability, 14:1, 1-15,
http://dx.doi.org/10.1080/13549830802522376

Seifel Consulting Inc. and ICF International. (2013, May). Bay Area Transit-Oriented Affordable
Housing Fund Assessment and Lessons Learned. http://www.greatcommunities.org/wp-
content/uploads/pdf/TOAH report.pdf

Shipowick, A., Butler, K. (2021, February 18). The interrelationship between MTSAs, PMTSAs and
Inclusionary Zoning. https://www.blg.com/en/insights/2021/02/the-interrelationship-between-mtsas-
pmtsas-and-inclusionary-zoning

Siemiatycki, M., and Fagan, D. (2021, April 20). Transit-Oriented Communities: Why We Need Them
And How We Can Make Them Happen. https://on360.ca/policy-papers/transit-oriented-communities-
why-we-need-them-and-how-we-can-make-them-happen/

SPARCC. (n.d.). The Strong, Prosperous and Resilient Communities Challenge.
https://www.sparcchub.org/wp-content/uploads/2020/11/SPARCC-2-Pager-11.4.2020-Final.pdf
SPARCC. (2019). Implementing Equitable Transit-Oriented Development (eTOD).
https://www.sparcchub.org/wp-content/uploads/2019/03/Implementing-ETOD-

Factsheet 11 7FINAL.pdf

SPARCC. (2023, February).CASE STUDY: TransFormation Alliance. https://www.sparcchub.org/wp-
content/uploads/2023/09/SPARCC-Case-Study-Atlanta-4.4.23-compressed.pdf

SPARCC. (2023a, February). CASE STUDY: Elevated Chicago. https://www.sparcchub.org/wp-
content/uploads/2023/09/SPARCC-Case-Study-Chicago-4.4.23-compressed.pdf

Tehrani, S. O., Wu, S. J., & Roberts, J. D. (2019). The color of health: residential segregation, light
rail transit developments, and gentrification in the United States. International Journal of
Environmental Research and Public Health, 16(19), 3683.
hitps://www.ncbi.nlm.nih.gov/pmc/articles/PMC6801918/

The Canadian Urban Transit Association. (2023). Housing is on the line. https://cutaactu.ca/wp-
content/uploads/2023/10/cuta-housingisontheline-en.pdf

Transform and California Housing Partnership Corporation. (2014, May). Why creating and preserving
affordable homes near transit is a highly effective climate protection strategy.
https://drive.google.com/file/d/1CQnJJE3uFWHe3v4kjAM54JafjAyDgGxq/view

Urban Strategies Inc., N. Barry Lyon Consultants Limited, MaRS Solutions Labs, Evergreen and The
Natural Step. (2021, March 12). Final Report: Transit-Oriented Affordable Housing, CMHC Solutions
Lab. https://drive.google.com/file/d/1KUDqdIORRp4UTS9zVgTjoApeMimpqrOA/view

Van Dongen, M. (2023, January 25). Prime Minister Justin Trudeau pledges to ‘ensure’ affordable
housing is built along LRT route. The Hamilton Spectator. https://www.thespec.com/news/hamilton-
region/prime-minister-justin-trudeau-pledges-to-ensure-affordable-housing-is-built-along-Irt-
route/article 70ad5eaa-bdde-5121-857f-16c8cf371a94.html

Van Dongen, M. (2024, March 12). Metrolinx looks to expropriate 28 properties for light rail line. The
Hamilton Spectator. https://www.pressreader.com/canada/the-hamilton-
spectator/20240312/281565180732299

Wachsmuth, D., St-Hilaire, C., Kerrigan, D., Chellew, C., Adair, M., & Mayhew, B. (2023). The Lived
Experience of Evictions in Canada. Montreal: Urban Politics and Governance research group, McGill
University. http://upgo.lab.mcgill.ca/publication/eviction-2023/Wachsmuth et al 2023 eviction.pdf
Zell, S., & McCullough, S. (2020). Evictions and Eviction Prevention in Canada. Winnipeg: Institute of
Urban Studies, The University of Winnipeg.
https://eppdscrmssa01.blob.core.windows.net/cmhcprodcontainer/sf/project/archive/research 6/evicti
ons-and-eviction-prevention-in-canada.pdf

26


https://www.njtod.org/etod-strategies/
https://eppdscrmssa01.blob.core.windows.net/cmhcprodcontainer/sf/project/archive/research_6/ah-in-tods_final-version_11-may-2021_high-res-pictures_combined.pdf
https://eppdscrmssa01.blob.core.windows.net/cmhcprodcontainer/sf/project/archive/research_6/ah-in-tods_final-version_11-may-2021_high-res-pictures_combined.pdf
https://www.pm.gc.ca/en/news/news-releases/2021/02/10/new-public-transit-investments-build-strong-communities-fight-climate
https://www.pm.gc.ca/en/news/news-releases/2021/02/10/new-public-transit-investments-build-strong-communities-fight-climate
https://www.tandfonline.com/doi/full/10.1080/13549830802522376
https://www.greatcommunities.org/wp-content/uploads/pdf/TOAH_report.pdf
https://www.greatcommunities.org/wp-content/uploads/pdf/TOAH_report.pdf
https://www.blg.com/en/insights/2021/02/the-interrelationship-between-mtsas-pmtsas-and-inclusionary-zoning
https://www.blg.com/en/insights/2021/02/the-interrelationship-between-mtsas-pmtsas-and-inclusionary-zoning
https://on360.ca/policy-papers/transit-oriented-communities-why-we-need-them-and-how-we-can-make-them-happen/
https://on360.ca/policy-papers/transit-oriented-communities-why-we-need-them-and-how-we-can-make-them-happen/
https://www.sparcchub.org/wp-content/uploads/2020/11/SPARCC-2-Pager-11.4.2020-Final.pdf
https://www.sparcchub.org/wp-content/uploads/2019/03/Implementing-ETOD-Factsheet_11_7FINAL.pdf
https://www.sparcchub.org/wp-content/uploads/2019/03/Implementing-ETOD-Factsheet_11_7FINAL.pdf
https://www.sparcchub.org/wp-content/uploads/2023/09/SPARCC-Case-Study-Atlanta-4.4.23-compressed.pdf
https://www.sparcchub.org/wp-content/uploads/2023/09/SPARCC-Case-Study-Atlanta-4.4.23-compressed.pdf
https://www.sparcchub.org/wp-content/uploads/2023/09/SPARCC-Case-Study-Chicago-4.4.23-compressed.pdf
https://www.sparcchub.org/wp-content/uploads/2023/09/SPARCC-Case-Study-Chicago-4.4.23-compressed.pdf
https://www.ncbi.nlm.nih.gov/pmc/articles/PMC6801918/
https://cutaactu.ca/wp-content/uploads/2023/10/cuta-housingisontheline-en.pdf
https://cutaactu.ca/wp-content/uploads/2023/10/cuta-housingisontheline-en.pdf
https://drive.google.com/file/d/1CQnJjE3uFWHe3v4kjAM54JafjAyDgGxq/view
https://drive.google.com/file/d/1KUDqdI0RRp4UTS9zVgTjoApeMimpqrOA/view
https://www.thespec.com/news/hamilton-region/prime-minister-justin-trudeau-pledges-to-ensure-affordable-housing-is-built-along-lrt-route/article_70ad5eaa-bdde-5121-857f-16c8cf371a94.html
https://www.thespec.com/news/hamilton-region/prime-minister-justin-trudeau-pledges-to-ensure-affordable-housing-is-built-along-lrt-route/article_70ad5eaa-bdde-5121-857f-16c8cf371a94.html
https://www.thespec.com/news/hamilton-region/prime-minister-justin-trudeau-pledges-to-ensure-affordable-housing-is-built-along-lrt-route/article_70ad5eaa-bdde-5121-857f-16c8cf371a94.html
https://www.pressreader.com/canada/the-hamilton-spectator/20240312/281565180732299
https://www.pressreader.com/canada/the-hamilton-spectator/20240312/281565180732299
http://upgo.lab.mcgill.ca/publication/eviction-2023/Wachsmuth_et_al_2023_eviction.pdf
https://eppdscrmssa01.blob.core.windows.net/cmhcprodcontainer/sf/project/archive/research_6/evictions-and-eviction-prevention-in-canada.pdf
https://eppdscrmssa01.blob.core.windows.net/cmhcprodcontainer/sf/project/archive/research_6/evictions-and-eviction-prevention-in-canada.pdf

Zuk, M., Bierbaum, A., Chapple, K., Gorska, K., Loukaitou-Sideris, A., Ong, P., and Thomas, T.
(2015). Gentrification, Displacement, and the Role of Investment: A Literature Review. Working_Paper

2015-05. San Francisco: Federal Reserve Bank of San Francisco. https://www.frbsf.org/wp-
content/uploads/cd-wp2015-05.pdf

27


https://www.urbandisplacement.org/wp-content/uploads/2021/08/gentrification.pdf
https://www.urbandisplacement.org/wp-content/uploads/2021/08/gentrification.pdf
https://www.urbandisplacement.org/wp-content/uploads/2021/08/gentrification.pdf
https://www.urbandisplacement.org/wp-content/uploads/2021/08/gentrification.pdf
https://www.frbsf.org/wp-content/uploads/cd-wp2015-05.pdf
https://www.frbsf.org/wp-content/uploads/cd-wp2015-05.pdf

I Appendix A:

Other initiatives, activities and tools that can
support ETOAH

Instigating changes through fund eligibility requirements:

Designing funding eligibility requirements can influence governments to change policies. In the San Francisco Bay
Area, the Metro Transportation Commission (MTC) requires compliance with the Transit-Oriented Communities
(TOC) Policy (MTC Resolution 4530) to be eligible for discretionary funding and has set out clear guidance for what
a local jurisdiction has to do to demonstrate compliance. This document provides guidance to local jurisdictions
wishing to be eligible and/or competitive for some MTC discretionary funding on how to demonstrate compliance
with MTC’s. To be compliant, jurisdictions must adopt, for a prescribed menu of policy options, at least two policies
related to affordable housing production, 2 related to preservation, and 2 related to protection, and 1 policy related
to commercial stabilization.

Incorporating performance measurement and evaluation effectively in project reporting:

Minneapolis’ Big Picture Project reports annually on the initiative by tracking and evaluating performance on
achieving housing targets (affordable housing preserved and created) as well as community outcomes by
monitoring changes in specific geographic sub areas for a number of key indicators: racial and ethnic mix, income
levels, and rates of cost-burdened households, median asking rents, and availability of housing units affordable for
different income levels. The report utilizes good data visualization to aid in the effectiveness of its reporting efforts.
Chicago developed some initial performance metrics: and commissioned a study that surveys the ETOD
performance measures of a number of municipalities.

Tools for goal setting, developing strategies to meet goals, targeting and prioritizing investment and
interventions, and monitoring and evaluating performance/progress:

- Chicago’s social Impact Calculator can measure potential social impact of projects:
https://cnt.org/tools/etod-social-impact-calculator https://etod.cnt.org/

« Minnesota Equitable Development Scorecard can be used to score projects: http://thealliancetc.org/wp-
content/uploads/2022/07/EquitableDevelopmentScorecard.pdf
- Supporting information: http://thealliancetc.org/equitable-development-scorecard/

. Anti-displacement maps & dashboard shows areas within one mile of Project Connect stations that are at
risk of displacement to guide the use of anti-displacement funding

- Racial Equity Anti-Displacement Tool/Scorecard: pp. 53-63 A community benefits-based scorecard for
evaluating proposed private development projects in an ETOD station area to center the voices of
community members and empower them to advocate for the community benefits they want

. ETOD 2022 Priority Tool interactive dashboard prioritizes station areas for future ETOD initiatives and
investments, to not only minimize displacement risk but also support opportunities to achieve equitable
outcomes. Combines station typologies, policy tools, anti-displacement maps. It can: a) help policymakers
quickly understand relevant policy tools that are applicable within each of the 90+ stations included in the
voter-approved Project Connect system; b) help community members understand how the neighborhoods
near future Project Connect stations are performing on achieving community-led goals for ETOD in Austin;
and c) help developers understand where land uses and incentives are aligned with producing community
benefits such as affordable housing.

. Typology development p.24: groups different station areas according to different indicators and sets broad
goals for policy and investment for each group so that the needs of each station area are addressed and
every station contributes to improved outcomes for existing and future residents across the system.
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I Appendix B:

Tools and resources that can support an ETOD
collaborative

ETOD brief for advocacy: https://www.sparcchub.org/wp-content/uploads/2021/02/Pathways-ETOD.pdf
Equitable housing graphic: Equitable Housing

Inclusive community engagement resource: https://www.sparcchub.org/wp-content/uploads/2019/09/EECE-V4.pdf
Action guide for community advocates to develop an evidence-based action plan to pursue ETOD and ETOAH.

Includes a concrete step-by-step plan that can be easily adapted for the Canadian context: MIXED-INCOME
HOUSING TOD ACTION GUIDE

The Center for Community Investment (CCI) at the Lincoln Institute of Land Policy has developed an approach and
resources to support communities in achieving ETOD. CCl’'s Capital Absorption Framework can be used by ETOD
collaboratives to help the community become “investment ready” through tools to develop shared priorities, create
and execute an investable pipeline of projects, and improve the enabling environment.

ETOD policy toolkit (meant to complement station area planning/typologies): p. 66-177
https://www.projectconnect.com/docs/librariesprovider2/etod/20230928-etod-final-report-(combined). pdf

Policy toolkit: Maintaining_Housing_Affordability and Neighborhood Stability in the Bay Area

Housing policy action guide: Housing_Policy Action Guide

Development toolkit: https://allincities.org/sites/default/files/transit-oriented-development 0.pdf

Preventing displacement resources: https://www.sparcchub.org/pathways-to-prosperitydisplacement-resources/
Affordable housing preservation toolkit: Preservation NEXT

Affordable housing preservation resource: Preserving Affordable Homes for Equitable, Healthy Communities

Revolving loan fund best practices: https://www.eda.gov/sites/default/files/2022-02/RLF-Best-Practices-
Handbook.pdf

Financial modelling tool: https://preservation-next.enterprisecommunity.org/financial-modeling-tools

Descriptive process for developing a TOAH Fund: http://www.greatcommunities.org/wp-
content/uploads/pdf/TOAH report.pdf (details of TOAH Fund structure and term sheets, links to the research that
went into developing the Fund, and loan profiles for the each of the 4 projects that had received funding)
Guidance on setting up a structured fund: https://metrovancouver.org/services/regional-
planning/Documents/transit-oriented-assisted-housing-fund-structures-enterprise-community-
partners.pdff#tsearch=transit%20oriented%20affordable %20housing

Metro Vancouver’'s ETOAH research:
https://docs.google.com/document/d/1SUVYOX5fmpxWmIlOyll 90zljPi2ZSyM8koX81g2rCno/edit

Glossaries of terms:
https://metrovancouver.org/services/regional-planning/Documents/transit-oriented-affordabl-housing-fund-
business-framework-eoc-northwest.pdf#search=toah%20fund%20business%20framework%20vancouver p.5
https://eppdscrmssa01.blob.core.windows.net/cmhcprodcontainer/sf/project/archive/research 6/ah-in-tods final-
version 11-may-2021 high-res-pictures combined.pdf p.12
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