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Like many cities across the country, housing insecurity is the number one concern in Hamilton,
Ontario. In December 2021, the Parliamentary Budget Office estimated that average house
prices in the City were 50% above affordable levels  and rents for new tenancies have
increased over 17%.  Existing affordable stock is being eroded such that for every affordable
unit created, 23 are lost. As a result of erosion and inflating rents, comparing the number of
units required based on incomes at 30%, Hamilton has an absolute shortfall of almost 8,000
homes under $750/month in rent.  This means there is nowhere for those to exit homelessness
or transition out of social housing.

As Hamilton prepares for a substantial investment in its transit system, it is looking for
opportunities to increase the well-being of communities impacted by that investment. While
transit expansion has the potential to provide environmental and social benefit, it can also
exacerbate affordability issues. There is growing evidence that the increased land values,
housing prices and gentrification related to transit-related development can result in an actual
reduction of affordable housing units and displacement of modest and low-income households. 

Hamilton Background

1

The Challenge

The Hamilton Transit-Oriented Affordable Housing (HTOAH) Lab was formed in March 2023 to
explore potential solutions to this challenge. Led by Social Innovation (SI) Canada, the initiative
– which worked throughout 2023-2024 - brought together an esteemed and diverse partnership
that included the Canada Mortgage and Housing Corporation (CMHC), Hamilton Community
Foundation, City of Hamilton, Federation of Canadian Municipalities, Canadian Housing
Evidence Collaborative, Hamilton is Home (representing 90% of the local affordable housing
developers), Hamilton Community Benefits Network and others. “SI Canada was charged with
leading the Lab stakeholders through a process of discovery, ideation, testing and pilot
preparation,” explains Geraldine Cahill former Director of Engagement and lead facilitator of the
Lab.

The aim was to reach a shared vision and action in answer to the Challenge Question: How can
we develop financing solutions and innovative funding pathways to create new - and preserve
existing - community housing in transit-oriented communities in Hamilton? The hope was to also
inform the development of similar projects in municipalities across Canada. Leveraging the
findings of CMHC research, previous solution labs (2018 TOAH, ILEO: Destination Golden Mile,
Financialization of Housing) and the National Housing Strategy shared goals and outcomes, the
Lab got to work. The findings and recommendations of the lab are shared in the report
Equitable Transit Oriented Affordable Housing, A New Approach.

This case study was developed to provide an assessment of the HTOAH Lab with a focus on
lessons learned. Some questions the study explored include: how effective was the Lab in its
ability to inspire the city of Hamilton to make equitable transit-oriented housing a priority? How
successful was the lab in demonstrating its potential for scalability and replicability?
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With its focus on enabling greater investment in transit-oriented community housing, the Lab
stakeholders first studied and outlined the barriers to financing and funding pathways including:

Housing and transit frameworks and policies are often misaligned and, at times, even
competing; 
The challenges faced by community housing providers to develop and preserve affordable
rentals can be even more acute in planned transit corridors;
Community housing providers, in particular, shared that these challenges included a lack of
access to financing for pre-development, cash flow issues, and capital funding for
acquisitions. 

When done right, Transit-Oriented Development (TOD) contributes to environmental
sustainability, economic vitality, and improved quality of life for residents. It can provide the
opportunity to build vibrant, mixed-use communities and plays a vital role in connecting
marginalized communities to essential services like work, healthcare, childcare and education.

Yet, today, transit development is triggering the displacement and exclusion of vulnerable
populations, increasing the cost of housing and reducing the supply of affordable units where
we need them most. 

This is due to: 

Speculation and increased demand, paired with an inability to participate in Land Value
Capture, increases the financing barriers faced by non-market housing providers.

1.

Housing and transit infrastructure policies, including zoning and requirements for
disposing of lands for the “highest and best use”, reinforce the challenges.

2.

Despite affordability and inclusivity being the top two goals of transit funding, there are no
federal or provincial incentives, policies, or programs to support non-market housing in
transit.

3.

This is in part due to a lack of coordinated planning, Simon Minelli from the Canadian Urban
Transit Association explains. “Housing and transit are often planned separately, this disjointed
approach leads to longer commutes, increased transit operating costs and reduced progress on
other policy goals. Housing and transportation are intertwined and their solutions must be
intertwined as well.” 
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The Lab



Over the year, Lab partners co-designed a first-in-Canada approach to developing Equitable
Transit-Oriented Affordable Housing (ETOAH), purpose-built to deliver positive public outcomes,
including affordability and inclusion.

The approach comprises three prongs:

Application of proven social finance models for targeted investment; 
A continuation of the structured engagement process to support the creation of integrated
housing and transit infrastructure plans;
Knowledge mobilization and capacity-building for municipalities, community housing
providers and purpose-driven developers. 

The goal is to create an impactful, sustainable and perpetual solution that is designed to
achieve the promise of Affordable Transit Oriented Development (TOD).   

The Solution

The Transit-Oriented Development (ETOD)
Pilot Fund

In January 2024, participants agreed to work on a social finance fund to address their needs for
a flexible, affordable investment in the development and acquisition of affordable housing units
along transit lines. 

The financing solution, co-created with the housing providers and other lab participants, is
designed to address the housing providers’ stated needs and modelled on specific projects that
had been identified at that time. Those specific needs included flexible lines of credit for
development, acquisition, and construction, and low-interest term loans when CMHC financing
is not accessible. Although the fund was created with five specific projects in mind, it was
always assumed that it would support others over time and that these projects may be replaced
by others if conditions changed. 

The Fund uses a blended capital approach with non-interest-bearing first-loss seed investment
from CMHC via SI Canada, lower interest investment from the social finance fund, and fixed
income-like returns for philanthropic and institutional investors. It works in tandem with
Hamilton’s granting program. Using a syndicated model, the fund invests alongside the grants,
expanding and diversifying the available funding and financing for non-market housing along
transit lines. 

The Fund is designed to complement, rather than replace, existing financing from the City,
CMHC and the Hamilton Community Foundation. The City currently has the ability to lend to
housing projects and can use reserves or raise money through sustainable bonds. The
Community Foundation is providing a line of credit to one housing provider and providing loans
case by case. Meanwhile, the CMHC also works at a project level through the Affordable
Housing Fund (formerly Co-investment fund), the Housing Accelerator Fund, and MLI Select.
The Fund is expected to be launched in early 2025.



Social housing provider, Hamilton East Kiwanis Homes, is working on one of the Lab’s pilot
housing projects. They’re looking to convert single-unit dwellings into fourplexes - a concept
that could be expanded beyond the four, to 12 units.

In fact, they have a goal to build another 500 units or so by 2028. “Part of our strategic plan is to
address the housing supply challenges we’re experiencing in Hamilton,” explains Executive
Director, Brian Sibley. He adds that many of their properties - located in the Lower City of
Hamilton, close to the LRT - are impacted by affordability issues in significant ways. 

Sibley shares how the initial strategy of Kiwanis Homes was to build 16-unit apartment buildings
and dispose of the old ones. But, when units along the LRT were sold, affordable housing
became a concern. “It forced us to reconsider our plans,” he says. “We thought [the Lab] would
be a good opportunity for us to have an impact and to make sure we’re not part of the problem.” 

Sibley came to the Lab table with a very pointed approach, one that asked: what can we
contribute? “What is Kiwanis bringing to the table; what assets are we not putting to work?” It
turns out they had 200 single-family lots along the LRT line worth millions of dollars. Maybe they
can be leveraged, Sibley wondered. “If we put these assets into play properly, we could really
have an impact.”  

The Lab was instrumental in helping Sibley’s team pivot. “Going through this process, we
realized we could do the same thing without losing a lot of units and destroying
neighbourhoods.” They turned their attention to the “missing middle” (four-unit) builds versus
mid-rise buildings. 

Some things turned out to be in their control. Other things were not, like zoning, over-costing -
and the requisite commitment by organizations, which is essential to project feasibility.
Fortunately, they were able to address those critical issues. The City of Hamilton, for example,
changed the zoning laws last year to allow for fourplexes by right. They also figured out how to
design small structures that can fit without rezoning, thanks to the help of creative thinkers and
architects.

But, as echoed by other Lab participants, the funding issue remains. Kiwanis typically builds
one project before moving on to the next. The problem is, the housing supply crisis will never be
fixed one building at a time, says Sibley. The nonprofit doesn’t sit on millions in cash flow,
making its goal of building 200 units in the next three years difficult. “Multiple simultaneous
projects need cash flow; that’s the challenge.” He’s hopeful that the fund will come to fruition
soon.  

Still, the experience was positive for Sibley and his Kiwanis team. Most significantly, the pivot
they underwent added tremendous value to their renewed mission. “I don’t think we would have
come to that conclusion without this process.”

Collaborative Approach



Sarah Borde knows well the never-ending battle to find funding. As the Manager of Capital
Projects at YWCA Hamilton, the quest to build and protect affordable housing units is a daily
battle. In fact, when she was invited to join the Lab, Borde was busy working to raise capital for
a project that would convert commercial space into 10 family units for women and gender-
diverse people and their families. 

The project seemed a good fit, sitting as it does one hundred meters from a transit station and
meant to be innovative and replicable. And it’s a commercial- (vacant lot) to residential
conversion. But every prospective project represents a struggle for funding. “Most of the time
we have an idea, but get stuck there,” she says. “The first few dollars are the most difficult. I
was hoping for something to help with that.” 

Here’s the thing: unlike some other housing providers, the YWCA basically needs free money.
As Borde explains “We need contributions, we can’t finance a project, we can’t sustain it.” To be
sure, a loan for 60% of the project could help get them started. Once they can attract money for
the pre-development steps (along with a commitment from an organization), they can then
pursue funding. All things considered, that’s a difficult ask. 

The YWCA project is still trying to find its way, Borde believes they would have been more
successful had the Lab worked quicker. But she knows how hard it is to find investors, and
working with the city often takes more time too. 

Not surprisingly, her most positive takeaway from the experience is the new fund currently in
development. “All the basics of the new fund are there,” she shares. “They listened to
everything we had to say and the specifics we suggested to look at.” 

Benefits of Collaboration

Having an opportunity to work with various consultants, discuss different projects and hear
diverse perspectives was another positive takeaway for the YWCA. Though the process was
initially time-consuming after small working groups were created who met online for an hour or
two a week, the experience was way better, offers Borde. She remains positive, attributing that
to the tireless efforts put in by SI Canada’s team. “Overall, it was a good working environment
and a great experience.”

Working with multiple groups, and sectors, simultaneously juggling different business models all
at once offered various lessons, Sibley says. “It takes a while to see that just because
something works for one of us, doesn’t mean it works for the other.” Some groups may be
affected differently than others. Consensus-building is extremely difficult. It may be a good idea
to reflect on that more, Sibley adds. “How do we take a more holistic approach to the assets
that we collectively have and use them each to their needs” is a question he thinks is essential.



Michelle Diplock, Manager of Planning & Government Relations with the West End Home
Builders Association (WE HBA), shares Sibley’s support of the project. Summing up the more
salient takeaways, Diplock is clear: “The Lab process demonstrated the importance of having
opportunities for all stakeholders to contribute in various capacities and at various points in the
process to inform the outcomes.” 

WE HBA, for example, offered valuable insight to fellow Lab participants. As the voice of the
residential development and construction industry, the organization was uniquely positioned to
speak to Transit Oriented Development and some of the issues that affect private and non-profit
developers alike. 

“Through the process, WE HBA was able to assist the Lab in understanding the local Hamilton
context and provide guidance regarding financial and regulatory barriers to development and
potential solutions to these issues,” she offers.

The collaboration inspired by the Lab was valuable to Karl Andrus too. Executive Director of the
Hamilton Community Benefits Network, he explains how participating in the process was a
natural fit based on the advocacy his organization was doing around affordable housing and
transit-induced gentrification. 

“We were fascinated by the idea of having tools for the public and nonprofit sectors to help stem
the tide of some of the loss of affordable housing units around transit stations,”Andrus says.
Expecting the displacement and gentrification due to the LRT to be significant, action felt timely.
In fact, Andrus shares how over the past 10 years, 16 thousand apartments with rent under
$700 a month were lost. “We wanted to advocate for affordable housing, tenant rights and
community benefits,” he states. 

For Andrus, the coming together of “a lot of good people” made the Lab process a positive one.
He enjoyed participating in weekly meetings and other involvements. Hamilton is a unique
community, he adds, explaining how, despite it being a large city, a small number of people
work in the space. There are a lot of familiar faces. The Lab’s ability to inspire a collaboration
across silos, in effect establishing a baseline, a model for how to bring people together, was a
very positive outcome from the experience. “It’s a process I would repeat.” 

Systems Change

One of the strengths of the Lab lies in the systems approach it adopted. Underpinning the
unique and significant approach were the equally important questions: How do we ensure all the
systems work together? What are we doing right? What can be done so that they work more
effectively?

Before any efforts can be undertaken to solve the challenge, the problem itself must be fully
understood and appreciated by all involved. “There’s a huge power in first going through a
collective approach to having a shared understanding of a problem and shared goals,” offers SI
Canada CEO Andrea Nemtin. Bringing different voices and perspectives together who can then
establish a shared vision of success is a uniquely important opportunity. “People can then
contribute to that success from their own perspective, influence and constraints.”



When going through the process in this way, participants will see that they can solve each
others’ problems, Nemtin adds. That’s a win in and of itself. Still, it’s difficult to create the
systems shift required for long-term solutions. “System barriers take longer to solve than we
want them to,” Nemtin explains of a situation that can prove frustrating for those on the ground.
“Figuring out how to row in the same direction is a challenge,” adds Nemtin. 

According to Andrew Cowan, that systems approach is essential. Senior Specialist at Canada
Mortgage and Housing Corporation (CMHC), Cowan explains how with heightened demand
among all sectors for better solutions to the housing crisis, it’s become obvious that a new
approach to housing is required. 

It’s about getting to the heart of the challenge. What kind of community do we want to build
together, is the question we need to ask, he says. Being connected through transit is positive;
we just need to make sure it’s inclusive and affordable. 

It’s not just about the current project in Hamilton, Nemtin adds. “We want to be a beacon for
other municipalities.” 

Jeff Wingard, a consultant with the City of Hamilton's Housing Secretariat, has worked for 20
years in the field of affordable housing with various organizations. When the Lab launched in
March 2023, the City had just completed its Housing Sustainability and Investment Roadmap to
address the housing crisis. The synergy between the Lab’s purpose and the Roadmap was
intentional, Wingard offers. 

“This opportunity came up right as we were finishing that work and dovetailed nicely as a
possible area where we could leverage additional resources,” he explains. Specifically, the
Roadmap’s need to advocate with upper levels of government and entice the involvement of the
private sector, made the Lab a seemingly good fit. 

One of the more positive takeaways from the Lab experience, according to Wingard, was SI
Canada’s ability to pull in folks from across the spectrum. “We had federal government and city
department representatives, community agencies, finance folks, just a remarkable collection of
people,” he shares. “That is SI Canada’s wheelhouse; its ability to pull together groups and
facilitate.”

Chris Philips agrees. Manager of the City of Hamilton's Municipal Land Development Office,
Philips joined the Lab hesitantly, thinking, ‘Yeah, it’s been done before’, alluding to a similar
project he worked on over 20 years ago. 

But, he admits, he was pleasantly surprised. “The expertise of SI Canada was extremely
beneficial; we didn’t have that back in the day.” The “think tank” backing of the Lab added some
credibility to the exercise. And Nemtin’s impressive, robust knowledge around the financial
markets was very valuable. “The amount of expertise and effort on the financial side was
fantastic,” Philips says. “That’s usually the piece that’s missing in conversations like this.”

He gives credit to SI Canada and the whole team and their approach. Launching as a pilot, yet
setting it up as scalable, shows there are some legs to keep the momentum rolling, he explains. 



Significantly, however, he believes the Lab’s added value is its ability to demonstrate that there
is no easy solution. “I think it’s a laudable goal and aspirational piece of work,” Philips says of
the project, whose biggest hurdle will, no doubt, be funding (“that’s not new”). But even if the
federal government created a $50-billion loan, it wouldn’t solve all the issues.

Philips has some specific reservations about the project, though. For one thing, he isn’t sure it’s
scalable. The amount of money needed to fill the gap is so large he’s not convinced the private
sector is going to contribute. Keep in mind that housing is just one of many (urgent) needs the
government is trying to solve. But the Lab can help in some targeted ways, he states, adding
that this is one tool of many. 

Scalability & Replicability

The expectation is that whatever approach is adopted in Hamilton can be scaled and replicated.
To meet those goals, SI Canada has developed a roadmap to scale a national entity to support
the work. “We know Hamilton is not alone in these challenges, municipalities across the country
are struggling,” explains Nemtin. “The hardest thing is to move beyond Band-Aid solutions,
especially when the needs are so acute.”

For Cowan, simply funding more housing is exactly that: a Band-Aid solution. “If the solution is
not transit-oriented and not creating an equitable solution, you’re not maximizing taxpayer
dollars,” he says. The real challenge is lining up investment more effectively, whether from
governments, impact investors or even the private sector. “How do we produce something with
a good rate of return and satisfy the needs of the community?”

We have a model ready to go and have investors ready to invest, Cowan adds. For now, there
is potential to create over 120 units and that experience will help participants learn and grow,
and to better understand the scaling solution(s).

The pilot project’s capacity to scale is a fundamental question for Sara Lyons. The Lab was
seen as a compelling opportunity in her role as Senior Director of Capacity and Sector
Development with the Federation of Canadian Municipalities (FCM). A pan-Canadian
membership organization for municipalities, the FCM - with over 2000 members - is strongly
focused on policy and funding advocacy with the federal government on municipal issues like
housing, transportation and drug policy. 

Affordable housing has become top-of-mind at the FCM. Though a bit out of the norm from the
work they do, Lyons was eager to be involved in the Lab, hoping it would help inform their work
moving forward. “Is there anything here that is a learning, valuable, transferable, scalable,
knowledgeable at a time that sees us at a precipice of a lot more activity in both transit and
housing?” she says, sharing the possible takeaways that brought her to the table. 



Lyons appreciated the process run by SI Canada, commending them for their preparation to set
the table and acknowledge a wide variety of stakeholders. There was also a very disciplined
emphasis on the overlay of housing and transit, she adds, of the cause-and-effect outcomes of
unaffordability and gentrification which tends to follow transit investment. 

“What would have to happen for that NOT to happen here,” was the question that inspired a
tangible examination by Lab stakeholders exploring possible solutions to the challenge. “That
was unique,” Lyons says. 

Now it’s a matter of examining the learnings from the project and whether it impacted the
actions or choices of the City of Hamilton. “Has the City done anything differently than it would
have if the Lab didn’t exist? That’s the key question,” Lyons concludes. “What about
participating in the Lab process was useful and valuable and could be replicable elsewhere.” 

Impact

For the City, the Lab played a key role in shaping policy and supporting strategic initiatives
that align housing development with transit infrastructure. The TOAH Lab provided a
collaborative space for stakeholders, including government, non-profits, and community
partners, to explore innovative housing solutions. Its contributions can be seen throughout the
City's Holistic Housing Sustainability Road Map, which is helping Hamilton unlock federal
funding and prepare for new transit developments. Beyond its direct work, the Lab informed a
number of other substantial changes in the municipality, helping position Hamilton for growth
while keeping housing accessible.

The Lab’s insights helped guide zoning changes to encourage higher-density development
along transit corridors. These updates ensure new housing aligns with the City’s plans for the
proposed LRT system and attract investments that reduce sprawl while enhancing transit
access.

Hamilton also secured $93.5 million through the Housing Accelerator Fund, with a goal of
adding 2,675 new residential units over the next three years, many near transit hubs. To make
the most of this funding, the City introduced seven programs combining grants, loans, and fee
rebates. These include incentives for rapid transit multi-residential housing, as-of-right
accessory units, and brownfield remediation for non-profit housing providers.

In 2023, it launched the Hamilton Apartment Rental Program (HARP) to protect and maintain
rental stock. HARP introduced the Safe Apartments By-Law to regulate apartment quality and
licensing, along with the Renovation License and Relocation By-Law, which takes effect in
January 2025 and protects tenants during temporary relocations. It also extended the rental
licensing pilot and updated standards for vital services and property maintenance.

In June 2024, the City passed the Rental Housing Protection By-Law, another policy informed
by the Lab’s work, which limits the conversion or demolition of rental properties. This by-law
preserves the rental stock while balancing tenant protections with development goals.

The proposed pilot will complement these changes and ensure Hamilton is building a future
where growth remains inclusive and sustainable, setting an example for other cities across
Canada to follow.



Change Takes Time

It may take some time, though, to make a sustainable, scaleable impact. Just ask Terry Cooke,
the recently retired President and CEO of Hamilton Community Foundation (HCF). Among its
many financial supports in Hamilton and across Canada, HCF recently made a 10-year, $50
million commitment to affordable housing. 

“We are probably the largest non-government financier of affordable and supportive housing in
the country,” says Cooke. From that perspective, the Foundation’s participation in the Lab was a
no-brainer. “We have a vested interest [in affordable housing], we’re always looking for places
to place our capital, and a big part of our charitable mission is around poverty in
neighbourhoods.” Given the advent of the LRT and the pressure it will put on people living at the
margins, the involvement made sense. 

Cooke was impressed with SI Canada’s facilitation of the Lab, its ability to keep the group
focused and to land on their priorities quickly. “Ultimately it was a good process.” One of the
pilot projects that really captivated Cooke was the intensification of scattered single properties
into four-plexes. “That could make a difference in fairly short order because it’s already zoned,
and ownership lies in the municipality’s hands. 

Identification of supportive housing in the transit corridor is another project with promise, Cooke
adds. He’s hopeful that the Lab’s work will help move solutions forward and attract key partners
into the room to see what barriers to execution look like and to work through them together.

Cooke acknowledges, however, that challenges remain before that scenario can transpire. For
one, the supportive housing projects are dependent on a combination of funding commitments
by the government. The fact that the Lab doesn’t have a historic track record of managing funds
and needs to convince investors they’re making wise investment decisions can prove difficult,
Cooke offers. “We provided a conditional letter saying we would be open to participating, but
due diligence would be rigorous for the fund managers” he explains. “There are some hurdles
there.” 

As for the pilot’s capacity to scale, Cooke is confident it can. But the speed of scale provided in
the Lab’s projections may be overly ambitious. These things take time, he says. “What tends to
happen is institutional investors put their toes in and then double down. But they won’t make a
50-million investment right out of the gate with an unproven fund.”

Lessons Learned

Of course, collaboration can only get you so far. As with any process, especially one involving
such a complex issue and the participation of many diverse voices, forward movement can be
difficult. All the more reason why learnings are invaluable, teaching us not only about the
current project’s capacity to succeed and/or scale, but also those of others in the future. 



Building trust

According to Diplock, the Lab process can be improved by involving transit agencies - local,
regional, and provincial - to coordinate transit delivery and TOD together, as well as to leverage
transit dollars for affordable housing delivery.

Moreover, for the ETOAH approach visioned by the Lab to succeed at scale and engagement,
Diplock says it should clearly stipulate to potential stakeholders how it operates, is organized
and managed, and how money flows, etc. That’s the only way of building trust and
understanding in communities, she advises. 

It’s also vital to thoroughly research the communities it is expanding into and to become
knowledgeable of local conditions and important stakeholders. Finally, Diplock is hopeful that
the ETOAH Pilot Fund will help her organization’s non-profit members have easier access to
capital to ensure more affordable housing projects can proceed. 

Funding

That hope was shared among others. In fact, the lack of funding was a real frustration for many
around the table. “It’s the crux of what’s needed at this point” affirms Wingard. Without it,
moving forward on the Lab’s objectives is made even more difficult, or impossible, he posits.
That’s an important learning for everyone, he adds. “There are lots of people who talk about
investing in affordable housing solutions but, when push comes to shove, it’s much more
difficult.”

Community effort

Getting to “affordable” is always hard. But, according to Cheryll Case, engaging the community
is essential for forward movement. She’s the Founder and Executive Director of CP Planning
which provided critical guidance in developing criteria for assessing Lab projects. When she
joined the Lab, CP Planning was engaged in its own process, examining structural racism in
planning across the Greater Toronto and Hamilton region.

When outcomes are generated from grassroots efforts, Case explains, communities can
organize across Canada in significant ways, whether making calls, garnering publicity etc. “It’s
also easier to get investors and donors involved,” she explains.  

Andrew Cowan is also a supporter of the bottom-up approach to solving problems. “The one
lesson learned is that there are a lot of people who want to help,” he says. But it must be
collaborative. “The challenge is getting them to see how it fits together, to see what outcomes
can potentially come of this,” he adds of outcomes that include more people housed along
transit, access to better services, nationally funded equitable transit-oriented enterprise, returns
on investment, and the ability to help other municipalities achieve the same.

Of course, the process takes time and messiness is expected along the way. Patience is
needed, reiterates Cowan. Bottom line: this is more than just a funding initiative, he says. It’s
about creating a new organization, nationally and/or regionally, and giving those interested in
solving housing problems a place to go. It could look at funding, at policy, at other challenges,
and can bring in different angles, such as climate and planning.

The Lab approach is really important but, having worked in all levels of government, Cowan
knows well the need to trust the process. If the federal government funds an enterprise that
works from the bottom up to solve a problem, he explains, the efficiency and impact of those
dollars would be so much better. 

For now, Cowan remains hopeful. “I’m future-looking; I’m focused on what will be created five
years from now.” 


