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Developer

-I Homes Unlimited
(London)Inc.

2 The Chelsea Green
Home Society

3 London Affordable
Housing Foundation

Residenza
Affordable Housing

5 Indwell Community
Homes

6 Zerin Development
Corporation

7 Indwell Community
Homes

Hill Street
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South Street
Building Name Total
Units

GregPlayfordPlace 93

Chelseaonthe 81
Thames
River Ridge 77

ResidenzaVictoria 184

Hilda Stuart Lofts 42
(formerly War

Memorial Children’s
Hospital)

ZerinPlace on N9
South Street

Antler River 96
Apartments

(formerly Health
Services Building)

-
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Affordable UnitDetails
Units

46 Mix of one bedroom, one
bedroom with den, two
and three bedroom.

30 Mix of one bedroom, one
bedroom with den, two
and three bedroom.

39 Mix of one bedroom, one
bedroom with den, two
and three bedroom.

58 Mix of one and two
bedroom.

42 Allunits are deeply
affordable, with on-site
wrap-around supports
fortenants.

60 Mix of one bedroom, one
bedroom with den, two
bedroom, two bedroom
with den.

96 Allunits are deeply
affordable, with on-site
wrap-around supports
fortenants.
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INTRODUCTION

Introduction

Village SoHois special. The point of it wasn’t to build housing, it was to build community.
It's about an equal society where neighbours support each other, where there’s no stigma
associated with affordable housing, and where the people already living in the area are
excited about the future.

That people now live in the buildings at Village SoHo is a testament to what can happen
when everyone pullsin the same direction and wants to achieve something. Staff from
federal, provincial, and municipal governments were prepared to go on this journey, and
whenever the project - unique as it is with six partners working together - hitanew wall or
raised anew question, theirresponse was never “no,” it was “how do we do this?”

The level of partnership and buy-in from all kinds of stakeholders needed to make Village
SoHo areality hasbeenunique, andit’s proven thatit canwork. It's become amodel for
future developments - amodel thatis only as good as the players at the table. The path to
Village SoHo being completed was far from certainin the early days of the project, sowe
owe the six developers who did and are stilldoing the hard work of planning, constructing,
andrenovating the buildings - great thanks and credit for putting their trust in the project,
andin London Community Foundation to help make it happen.

As much as the Foundation supported Village SoHo with seed funding and bridge loans,
we never saw this support as transactional. This support didn’t come from questions like
“how secure are we?” or “what is our rate of return?” This was the Community Foundation

Initial rendering of the site
facing East from South

and Waterloo Street.
Image: Nicholson Sheffield
ArchitectsInc.
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The Village SoHo site
photographedin
December2025from
South and Waterloo Street.
Photo: Southside
Construction.

deploying funds with areal, tangible purpose that would fulfill a significant needin
affordable, market, and supportive housing.

The Foundation could not have playedits partin this without the countless hours the
volunteers on our Housing Action Committee and Social Finance Committees, and the
staff team have putintoit - the due diligence, the bringing of the City of London along,
the meetings with MPs, MPPs, and with Canada Mortgage and Housing Corporation. We
shouldn’tlose sight of the fact that the Foundation staff weren’t hired to have this kind of
expertise, but theircommitment meant they succeeded nonethelessin playing their part
inthe project coming together.

While adding rental stock and increasing the availability of crucial affordable and
supportive housing to London’s housing market helps with a problem Londoniis
experiencing now, we hope the impact doesn’t stop there. We look forward to seeing
the transformation of the SoHo area over the coming years, and hope itinspires other
Community Foundations to getinvolved in similar developments across the country.

We hope all our partners feel as proud of their efforts as we do. Thank you all again for
making this possible, and for trusting us to come on this journey with you.

Shane Butcher

London Community Foundation Shane and Jerry are former
Board of Directors Chairs of London Community
Foundation’s Social Finance
Dr. Jerry White Committee, which oversees the
London Community Foundation Social Impact Loan program.

Board of Directors
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Project Summary

Village SoHo is a mixed-income housing development in London, Ontario, with 685
apartments - about 55% of which are affordable (rent is set at no more than 80% of the
marketrate), and over 30% are fully barrier-free.

The mixed-income model of the five new buildings aims to ensure that the affordable
apartments remain affordable in perpetuity, funded by the profits from the market-rate
units. Thisis a key difference from other types of affordable developments, which are often
subsidized by the City of London for a fixed term (often 25 years). After this term ends,
there’s no guarantee that the subsidy will continue, and the affordable apartments could
belost, becoming market-rate. The two renovated buildings in Village SoHo will provide
deeply affordable units with wrap-around supports.

Built onthe land of the Old Victoria Hospital, just a short walk from the city’s downtown

core, the large site footprint and the presence of two heritage buildings made the project
toolarge forany single non-profit developer to take on. When it became known that the

City of London intended to make the site available for development, London Community
Foundation volunteers with expertise in housing development discussed the idea of
bringing multiple developers together to build housing. The idea was approved by the Board
of Directors and was supported by the Housing Action and Social Finance Committees.

London Community Foundation already had experience in non-profit housing, having
established a $2 million Social Impact Fundin 2012 that provided loans to social enterprises
and housing developers. As of 2026, the fund is most used by non-profit developers,

who use the loans as bridge financing to get their projects up and running. The non-

profit developers laterrepay the loan once the developmentreaches a point at which it
canreceive financing from Canada Mortgage and Housing Corporation (CMHC). These
already-establishedrelationships and the active Social Impact Fund put the Foundationin
astrong position to help make Village SoHo areality.

Of the seven developers the Foundationinitially approached for the project, six went
ontobecome part of it: Chelsea GreenHome Society; Homes Unlimited (London) Inc.;
Indwell Community Homes; London Affordable Housing Foundation; Residenza Affordable
Housing (formerly the Italian Seniors Project); and Zerin Development Corporation. The
group started with the working name Vision SoHo Alliance before rebranding to Village
SoHoin2025, ahead of the first building opening for tenancy.

London Community Foundation provided each developerwith a $10,000 forgivable
loan, which they matched with their own funds to coverinitial planning and startup costs.
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Representatives fromthe
Village SoHo partners at the
sitein February 2022: (leftto
right) Sister Joan Atkinson,
London Affordable
Housing Foundation; Jim
Foote, Homes Unlimited;
GregPlayford, London
Community Foundation
committee member;

Paul Fitzgeorge, Zerin
Development Corporation;
Roger Caranci, Residenza
Affordable Housing; Sue
Riggin, The Chelsea Green
Home Society; Julie Ryan,
Indwell Community Homes.
Photo: Gabe Ramos.

If the project didn’t go forward, these loans wouldn’t need to be repaid. Similarly, the
Foundation funded the land purchase deposit and provided loans to all developers for
their share of the $2 million purchase price.

The Village SoHo partners met online once a week for over two years to make the project
happen, signing a Memorandum of Understanding to move it forward and agreeing on the
architects, planners, and lawyers they would hire.

Throughout the project, significant coordination with the City of London was required.
Goodrelationships with the planning department meant that the re-zoning was approved
in18 months rather than the three to five years it might typically take. Negotiations with the
City alsoled to anew way of working with the City’s housing placement team, allowing the
developerstoreview people onthe housing list to ensure their needs could be met by the
units, resultingin more successful tenant placements.

CohenHighley, the lawyers selected to work on the project, collaborated with the
partners building residences on the west of Colborne Street to establish aVacant Land
Condominium (VLC) agreement. The VLC enabled the development to move forward
under a single planning application, sharing responsibility for common areas and services
while keeping individual developers in control of their own buildings.

Village SoHo was the first time in Canada that the VLC modelhad beenusedforanon-
profit housing developmentinvolving several partners. As such, it required significant
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communication with CMHC, which created its owninternal staff team dedicated to the
project, to ensure the project’s successful financing.

Once funding had been agreed with CMHC by May 2023, London Community Foundation
had grownits Social Impact Fund to $25 million, enabling all six partners to access bridge
loans to get the project underway while ensuring the fund could invest in additional
projects. The bulk of this funding was used towards the construction of the underground
parking garage, allowing the project to begin up to sixmonths sooner thanit would
otherwise have been possible.

Intotal, the partners received $20.3 million in bridge funding through London Community
Foundation’s Social Impact Fund, with the firstloan disbursed in October2023. By
January 2025, $17 millionhad beenrepaid, as the CMHC financing had been approved and
constructionwas wellunderway.

Project Timeline

| The non-profit developers took ownership of the land.

| London Community Foundation provided a first bridge loan to Zerin to aid with the
construction of the parking garage. In total, $20.3 million was provided in bridge funding for all partners.

| Construction began, starting with the underground parking garage.

| $17.3 million repaid to London Community Foundation, with the remaining loans set to be
repaidin Fall 2026.

| The project is rebranded Village SoHo, from Vision SoHo Alliance, to reflect the community
feel of the completed development.

| Tenants move into the Zerin building.
| Tenants move into Homes Unlimited (London) Inc.’s building.
| Tenants move into Chelsea Green Home Society’s building.
|Tenants move into London Affordable Housing Foundation’s building.
| Indwell’s Hilda Stuart Lofts (formerly the War Memorial Children’s Hospital) ready for tenants.
| Indwell’s Antler River Apartments (formerly the Health Services Building) ready for tenants.

| Residenza Affordable Housing'’s building ready for tenants.
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Partners and Contractors

Knowing the site was too large for any single non-profit developer to tackle alone, London
Community Foundation - led by members of its volunteer Housing Action Committee -
approached seven groups to discuss working together on the site.

Of these seven developers, sixagreed to be part of the project, with the seventh feeling
they didn’t have the capacity to be involved. The Foundation had existing relationships with
four of these developers, having provided them with loans from the Social Impact Fund
before Village SoHo.

To assist the non-profit developersin conducting background work and planning necessary
to determine whether this was a suitable opportunity for them, the Foundation provided
eachwitha $10,000 loan, matched by their own funds. These loans would be repaid only
afterthe projectreached astage at whichit received funding from Canada Mortgage and
Housing Corporation (CMHC) and would be forgivenif the project didn’t proceed.

The individual non-profit housing developers have proven track records and have
produced many successful, award-winning projects that have greatly enhanced the
architectural quality of London’s streetscape. While each developerwas responsible for
theirbuilding, they worked together to create complementary designs and a unified vision.

The Chelsea Green Home Society

S = The Chelsea Green Home Society is a housing providerin
- GRS London, Ontario. It was incorporated in1981and, together
HOME SOCIETY. withits sister organization, London Non-profit Multicultural
Residences, has a portfolio of townhouses and apartment
buildings. Their properties provide 259 affordable, subsidized
and marketrate units.

Homes Unlimited (London) Inc.

OMES

UN !P'!TF" Anon-profit corporation formedin 1974 to provide affordable

rental housing for people of modestincome. The corporation
and its sister organization, Odell-Jalna Residences of London,
Ontario, own and operate over 730 affordable, well-maintained
housing unitsin1llocations. The properties are a mix of
townhomes and apartments. Accessible units are available at
eachlocation.
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Indwell

CXhF

London Affordable
Housing Foundation

=\

ZERIN

DEVELOPMENT
CORPORATION

Housing Consultants:

Indwell Community Homes

indwell.ca

A Christian charity that creates housing communities that
support people seeking health, wellness, and belonging,
Indwell exists to provide hope and homes for all. Indwell is
the largest developer of supportive housing in Ontario. With
over 1,300 unitsin seven communities (in 2026), Indwell’s
communities offer professional support teams that help
people transform theirlives: fromhomelessness to engaged
neighbours, from poor mental health to flourishing wellness.

London Affordable Housing Foundation
londonaffordablehousing.ca

A non-profit group of faith-based partners committed to
making safe, affordable housing possible for people and
families facing economic barriers to housing. Their building at
Village SoHo was the London Affordable Housing Foundation'’s
fourth affordable housing project.

Residenza Affordable Housing

residenza.ca

Residenza Affordable Housing (RAH) is a non-profit corporation
formedin 2005 to provide affordable rental housing for
people of modestincome. RAH is aregistered charitable
organization setup for the relief of the poorin London,

Ontario, and currently owns and operates 112 affordable, well-
maintained housing unitsin two locations. The properties have
barrier-free accessible units and are available at all locations.

Zerin Development Corporation

zerindevelopment.ca

Zerin’s missionis to promote a sense of respectful community
inits housinginitiatives, where people live in dignity with hope
andjoy.

London Community Foundation has a strong track record of investing in affordable
housing and working with consultants who are specialistsin their field, such as Flourish,
Greg Playford (Devonshire Consulting) and Malcolm Ross (Shire Consulting), who have
assistedinadvancing the Village SoHo collaboration to realize the shared goal of creating
more affordable housing for the London community. Megan Hobsonis a heritage
consultant advising Indwell on heritage restoration and preservation.

10
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Architects:

Collaborating with Urban Strategies, Zelinka Priamo, Development Engineering, Ron
Koudys Landscape Architects, and Invizij Architects, Nicholson Sheffield Architects led the
designteamresponsible for the overall concept, master plan and organization of the site.

Nicholson Sheffield Architects also collaborated with a team of consultants, including
VanBoxmeer & Stranges, Pro Electric, and Vanderwesten & Rutherford, for the design of
the five new buildings and theirunderground parking structures on both the east and west
blocks of the site. Invizij Architects was responsible for the design and adaptive reuse
strategy for the two heritage buildings remaining on the southeast and southwest corners
of the west block.

Builders:

Three general contractors are building Village SoHo. Southside Constructionis
constructing allnew buildings for five developers. Graceview Enterprises is retrofitting
the War Memorial Children’s Hospital to create Hilda Stuart Lofts. Loftin Construction was
chosentorestore the heritage Health Services Building as the Antler River Apartments.

Construction of the new
buildings required the
longest crane jib everused
inLondon.

Photo: Gabe Ramos.
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Lawyers:

CohenHighley’s experienced and respected Multi-Residential Housing team exclusively
representslandlords, property owners, and housing providers. Theirlawyers and licensed
paralegals offer comprehensive legal services to the multi-residential housing industry,
including development and construction, and operations.

London Community Foundation:

The Foundationwas able to play its partin the project because of the knowledge and
experience of the volunteers onits Housing Action Committee, and the forward-thinking
mindset of its volunteer Board of Directors, volunteer Social Finance Committee, and
staff. The Foundationis fortunate to be in a unique position among Canadian Community
Foundationsinthat the income from alarge portion of its funds (36%, as of December 3],
2025) are unrestricted - allowing the Foundation to respond to needs in our communities
strategically and flexibly through initiatives like Village SoHo.

Village SoHo partners
outside Zerin’s buildingin
December2024.

Photo: Laurence Simner.
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How Village
SoHo Happened

Processes and Partnerships

RFP and Zoning

Once volunteers on the Foundation’s Social Finance and Housing Action Committees
learned that the City of Londonwas looking to sell the land formerly home to Victoria
Hospital, theyidentified it as an opportunity for non-profit housing developers, given the
two existing heritage buildings on the site. These buildings would require major renovations
to be suitable forhousing.

Because the two heritage buildings were protected, the committee members understood
that any private developerbuying the property would have to include the restoration of
the two heritage buildingsin their plans as a condition of the purchase, which would not

be commercially viable due to site limitations. This was less of anissue for the Village SoHo
group, as theirgoal wasn’t to make a profit, and Indwell had experience renovating older
buildings for supportive housing with their social enterprise housing developer, Flourish.
When the land was made available for purchase, the City of London’s initial concept
included zoning for two large apartment towers and some townhouses. The Village SoHo
developers didn’t like this approach and wanted to prioritize accessibility more effectively.

Inside Antler River
Apartments, formerly
known as the Health
Services Building,
June 2024.

Photos: Gabe Ramos.
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Inside Hilda Stuart Lofts,
formerly War Memorial
Children’s Hospital,
November2023.
Photos: Gabe Ramos.

The partners agreed that purchasing the land would be conditional on the City of London
rezoning it and granting them the relevant permissions required to build developments
suitable for providing the mix of apartments necessary to achieve their objectives.

Land Purchase

Giventhe site wasn't an attractive proposition to for-profit developers due to the
investment needed inrenovating the heritage buildings, considerable thought was given
to making an offer of $0 for the land, with the thinking being that the City would likely
notreceive any other offers, and handing over the land to the non-profit developers
would aid the City inits pledge to build more homes. However, recognizing the City’s
involvement would be necessary for the project’s success and given the importance of
that relationship, the partners agreed to an offer of $2 million. This was closer to the market
rate at the time, and a similar offer to the sale value of acomparable parcel of land nearby
shortly before the offer was submitted. The non-profit developers signed a memorandum
of understanding that outlined theirintentions and then submitted the offer, which the City
of London accepted.

London Community Foundationloaned the partners $100,000 for the land purchase
depositand agreedtolend each developer a further $333,000 to complete the purchase
once zoning work was done and agreements had beenreached with CMHC to approve
the necessary funding for the whole project. Both loans were to be repaid once the
individual developersreceived CMHC funding. Should anissue have arisen that meant the
land wasn’t rezoned, or CMHC funding for the whole project couldn’t be agreed, the initial
$100,000 loanwould be forgivable, and the $333,000 loans would not be disbursed.

14 Village SoHo: From Vision to Village
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Working with the City of London

At the outset of the project, the partners contracted Urban Strategies Inc. through
Nicholson Sheffield Architects to advise them and help create a comprehensive
development vision and framework for the entire block, which became the blueprint for all
decisions moving forward. This comprehensive vision earned credibility with the City and
helped to secure their support for the project and their confidence in the partners.

The Village SoHo partners established regular weekly meetings to monitor progress,
identify barriers, and review the requirements for fast-tracking the multiple approvals
required, including the City’s official plan, zoning amendments, and arevision to the
secondary plan, while reviewing the site plan application. The developers are thankful

to the staff at the City of London, whose ongoing support and enthusiasm for Village
SoHo meant this work took only 18 months, despite the Vacant Land Condominium (VLC)
structure being an unusual approach. The developers estimate that this process could
have taken between three and five years.

Village SoHo partners
and stakeholders meet
onZoominApril 2022.
Image: Indwell
Community Homes.

The City of London also provided conditional grants to help the development of what
would become Village SoHo - initially pledging $11.2 million. This was laterincreased to
$13.9 million when it was discovered that additional soil remediation was needed to prepare
the site for development than the City had expected when the land was sold.

Asisthe normforany supportive or affordable housing project that benefits from City

of London funding, the developers agreed that some of the units would be allocated to
people onthe City’s by-name waiting list for housing.

After some negotiation onwhat thisintake would look like, a new system was agreed upon

inwhich the developers would meet with potential tenants to vet them. This would give

15 Village SoHo: From Vision to Village
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the developers - experts in affordable and supportive housing - the ability to determine
whether they could meet that tenant’s support needs and whether a mixed-income
development was a suitable location for them. Early signs of how this new housing
placement systemis working are promising.

Amodel one-bedroom
barrier-free unitin the
Zerin Development
Corporation building.
Photos: Zerin
Development Corporation.

Working with Canada Mortgage and Housing Corporation

CanadaMortgage and Housing Corporation’s (CMHC) Affordable Housing Fund (AHF)
provided funding through low-interest and/or forgivable loans or contributions to help
build new affordable homes and renovate and repair existing affordable and community
housing. This was* a $16.1billion program that gave priority to projects that helped people
who needed it most, includingwomen and children fleeing family violence, seniors,
Indigenous Peoples, people living with disabilities, those with mental health oraddiction
issues, Veterans, and young adults.

While some of the Village SoHo developers had received funding from the AHF on
previous developments, CMHC was initially hesitant about the partnership concept of
Village SoHo, having not funded a Vacant Land Condominium group (the ownership model
forVillage SoHo) before. To give the project the best chance of successinits funding
application, CMHC established aninternal staff working group to assess the projects

*Note | As of 2026, CMHC’s role in financing affordable housing is changing, following the
establishment of a new federal agency, Build Canada Homes.
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collectivelyrather thanindividually. It wasimportant to the project’s success that all the
buildings be financed, given the need for collaboration on the underground parking lot
and the need forthe final development to be completedinits entirety.

Bridge Loans from London Community Foundation

CMHC ultimately agreed to finance the project once it was ready for development. To
reach the stage at which CMHC couldrelease the funds, London Community Foundation
loaned the developers a total of $20.3 million.

Bridge loans to Indwell were needed to support the restoration of damage caused by
floodinginside the heritage buildings and the landscaping around them, which required
significant work to bothimprove access to the buildings and allow more light to enter the
windows of the units on the lowest floors.

Parking garage
under construction
in November 2023.
Photo: Gabe Ramos.

The loans to the other five developers were primarily to support the start of construction
of the underground parking lot, which on the main site was shared among four developers.
While being animportant part of the development, shared parking lots didn’t typically
qualify for CMHC financing. This was eventually overcome by treating each developer’s
portion of the underground parking as part of their building as awhole. It is estimated

that these loans allowed construction to start up to six months sooner than it would have
without them.
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“Without the Social Impact Loan and the London Community
Foundation, non-profits are often not in a position of having the kind
of funds that are necessary in order to start a project.”

- Ron Rowbottom, Vice-President, Zerin Development Corporation

Construction on the parking garage at the main site beganinlate 2023, with loans
disbursedto Zerin Development Corporation, Homes Unlimited, London Affordable
Housing Foundation, and Chelsea Green Homes Society to support the project. The cost
of the shared parking garage was split among the developers based on the percentage of
the building area beneath theirrespective buildings.

By January 2025, progress on the construction of the parking lot on the main site meant
that sufficient financing from CMHC had been received to repay $17 million of the Social
Impact Fundloans.

Bridge Loans from London Community Foundation

Developer TotalLoan Number of Date of First Repaid On / Due
Amount Disbursements Disbursement

Residenza Affordable $1.3M 2 Feb1,2022* Repaid October 8,2025

Housing

Indwell Community  $2M 2 Sept 27,2022 Repaid $1.67M Oct/25

Homes $325,000 due Sept 2026

Zerin Development $4.15M 3 Oct19,2023 RepaidMarch 15,2024

Corporation

Homes Unlimited $2.7M 2 Nov 16,2023 Repaid June 28,2024

(London)Inc.

London Affordable $4.8M 3 Dec 15,2023 Repaid Sept 27,2024

Housing Foundation

Chelsea GreenHome $3.45M 3 Feb 16,2024 Repaid July 11,2024

Society

*Note | The first loan to Residenza was disbursed early so it could be used flexibly across a solo
development Residenza was working on at the time, and then for their Village SoHo when needed.
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Vacant Land Condominium Group

Without a condominium structure in place, six buildings on the site would have been
possible only if the site were developed by a single developer or severed into six
parcels, eachrequiringits own planning application.

The establishment of a Vacant Land Condominium (VLC) allowed the development to
move forward under a single planning application, which made the project move at a
fasterpace, allowed the developers to plan and share responsibility for common areas
and services, and increase the density of the buildings - all while keeping the individual
developersin control of all elements of the planning and construction of theirown
individual buildings.

The six buildings on
the site enclosed by
Hill, Colbourne, South,
and Waterloo Streets,
December2025.
Photo: Southside
Construction.

Contributed by Laura Gurr, Managing Partner, Cohen Highley:

AVLC was the right choice for Village SoHo because it allowed the development to
proceed under a single condominium application plan, enabling smaller setbacks
between buildings, calculating parking requirements for the entire development, and
facilitating separate ownership and financing for each building. Shared above-ground
services could bejointly managed to achieve cost savings, while each building retained
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autonomy. The shared underground services (storm water and parking garage) were
originally contemplated to be common elements, and it was seen as a significant
advantage to have amandatory contribution to areserve fund and the ability to issue a
special assessment if there are unbudgeted repairs neededin the future, ensuring there
are funds available to maintain the parking garage long term.

The Condominium Act provides a clear and transparent legislative framework to support
ongoing collaboration and future dispute resolution. The goal was to find an efficient way
tojointly develop the land while allowing the parties to operate and finance the buildings
separately. To the extent possible, the partners sought to avoid future disputes by
establishing a clear operational framework and standard resolution process, governed
by alegislative framework.

Without some type of condominium structure, the site would have either (1) needed to be
severedinto six separate parcels, eachrequiring its own site plan application, or (2) jointly
developed as one parcel, which would not allow each property owner to develop their
own sites.

Importantly, it also allowed parking requirements to be considered site-wide rather than
on aper-property basis. This was especially important for the Indwell buildings, which
donotinclude underground parking. Severances would have triggered setbacks and
parking requirements per parcel, complicating compliance. The VLC allowed much
greater density and allowed the parties to construct the buildings independently. If any
individual developerhad taken on this project alone, the entire site would likely have
taken atleast a decade to complete. By working collaboratively, the partners were able
toleverage theirownresources, move at amuch faster pace, and, intheirview, create a
better community forresidents.

City of London policies require 100% security for allcommon elements not built at the
time of registration of the VLC’s declaration. This made it financially unfeasible to include
the underground parking garage as acommon element due toits high construction cost.
Toresolve the security issue, the garage designation was changed by an alteration to the
common elements and each owner’s portion of the parking garage was made part of
their building envelope. This approach also meant that Indwell did not have to contribute
to the garage’s cost, aligning with their building’s design and financial model.

There was also a significant challenge with the Registry Office requirements for
registration, which was overcome by having aninterim step in the development process
to have the lands held in a bare trust for a period of time after taking title to the land from
the City of London but before the partners could registerthe VLC.

Contributed by Laura Gurr, Managing Partner, Cohen Highley
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Challenges and Problem Solving

Interestrates were low when the plan for Village SoHo was initially put together. As interest
ratesrose, the number of affordable units decreased to keep the project financially viable.
This was mitigated by a fixed-cost agreement with Southside Construction for the
construction of the five new buildings. As alarge contractor who specializesinresidential
and commercial construction, Southside had the capacity to order and store materialsin
large quantities, insulating it from some of the financial uncertainties around interest rates
and US tariffs, and preventing any costincreases from being passed on to the developers.

To be eligible for CMHC funding, projects generally needed a fixed-rate construction
contract to mitigate the risk of cost overruns.

Renovating heritage buildings, such as the War Memorial Children’s Hospital and the Health
Services Building, required a specialist developer. Indwell’'s experience in retrofitting old
orheritage buildings was vital to the overall success of the Village SoHo project.

Prior to the land being purchased for the Village SoHo development, the City’'s planning
staff had done extensive consultation with neighbourhood representatives and found they
didn't want new development to overpower the Hill Street streetscape. Consequently,
planning staff proceeded to amend the official plan and zoning to have street townhomes
on Hill Street, with high-rise apartment towers of various heights in the middle of the site.

Following the non-profit developers’ purchase of the land, the City strongly supported
maintaining the street townhouse concept, as the concept drawings had been
favourably received by the neighbourhood. This approach also encourages walkable
neighbourhoods, with City staff believing that front-door access from the street would
emulate the personal street interactions of low-density communities.

The townhouse conceptwasn’t appropriate for Village SoHo’s future tenants, as the
density islow and the units are not accessible due to the multi-story designinherentin
multi-level townhouses. The compromise was to design apartments with the ground floor
of each building facing Hilland South Streets having the overall look of street townhouses.
This compromise was necessary to advance the project.

Typically, apartment buildings have a single controlled entrance to maintain security and
building integrity, with camera surveillance. The inclusion of private entrances and exits on
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the ground floor directly to the street presents a security issue. The multiple street access
points could encourage tenants to allow non-tenants to come and go, and also increase
therisk of illegal activity. The developers have mitigated this by installing electronic locking
devices onthe ground-floorunit exits and increasing camera surveillance. As well as
maintaining the streetscape, benefits fortenants of having the street entrance include
easieraccessto on-street parking and the on-site public park.

Hill Street, west of

the Homes Unlimited
(London) Inc. building.
Photo: London
Community Foundation.

The Homes Unlimited
(London) Inc. building on
Hill Street, facing west.
Photo: London
Community Foundation.
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HERITAGE

Honouring the
Heritage of the Land

Village SoHois built onland previously used by the old Victoria Hospital, and the
developers wanted to honour this heritage of caring for people as much as possible.
Beyond renovating the two remaining buildings (War Memorial Children’s Hospital and the
Health Services Building) as part of the project, other decisions were made to pay tribute
to the site’s history of caring for people.

Indigenous History

Antler River,now known as the Thames River, is a two-minute walk from South Street
and wasimportant to the Indigenous peoples who lived in the area before European
settlement. The Attiwandaron, Anishinaabeg, Huron-Wendat, Haudenosaunee and the
LUnaapéewak peoples alllivedin the area at different times.

N’Amerind Friendship Centre, which promotes the spiritual, mental, and physical health
of urban Indigenous communities in and around London, was foundedinthe 1960sin the
SoHo area andis stilllocated on Colborne Street, just 500 metres north of Hill Street.
Atlohsa Family Healing Services has operatedits emergency Zhaawanong Shelter for
Women, on Hill Street just west of Wellington Street, since 1992.

Al Day, former Executive
Directorat N'Amerind
Friendship Centre,
speaking at the community
groundbreaking eventin
November2022.
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N’Amerind

Village SoHo

Theimportance of the SoHo area to Indigenous peoples past and present is being
honoured through Indwell’s renaming of the Health Services Building to Antler River
Apartments as part of the Village SoHo development.

More information about the history of Indigenous people inthe SoHo area canbe foundin
the University of Western Ontario’s Public History Course’s paper on the history of SoHo at:
https://history.uwo.ca/public_history/Soho_Jan24 _fullbook.pdf

Architectural and Design Decisions

As well as being designed to complement the heritage buildings, the new buildings

are designed with affordability, energy-efficiency, and accessibility inmind, creating a
supportive environment that honours the heritage of the land on which the development sits.
Theinclusion of courtyards and a park within the development encourages community spirit.
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HERITAGE

Partnership with London Food Bank

London Food Bank (LFB) became aware of the Village SoHo project whenit began to
attract media attention, and it became public knowledge that the development’s success
would depend onrezoning and amendments from the City of London. The Food Bank -
recognizing that Village SoHo could provide long-term benefits to some of their clients -
decidedto support the project. LFB Co-Director Glen Pearson had an existing relationship
with London Community Foundation, having served on the Foundation’'s Board of
Directors between 2011and 2016.

During the COVID-19 pandemic, London Food Bank was one of many food banks
across Canada that received funds from the Federal Government to support peoplein
need. Thanks to the generosity of the local community and significant donations from
developers and businesses, as well as legacy gifts, LFB felt they were already well-
equippedto help, leaving themin the unique position of having some surplus funds
provided by and for the local community.

Glen andfellow Co-Director Jane Roy suggested to the London Food Bank’s Board of
Directors that these funds could be used to support food security programming at Village
SoHo. TheirBoard unanimously supported the proposal. In addition to the financial support
it provided, it also sent a strong message to politicians and senior staff at the City of London
about the importance of the development, which may have helped to expedite the relevant
work at City Hall. The Food Bank made their support for the project public, lending further
weight to theirbacking, despite acknowledging the potential criticism they might have
received for the decision. Public opposition to their support of the project was minimal.

“Why did we take such action as the London Food Bank? We were an
organization vital to both the generosity and needs of Londoners, but
we have never seen ourselves as the solution to hunger or poverty,
despite that broad public support. That heroic work is being done on
a daily basis by dozens of organizations at the granular level, and we
have always felt that our task was to support them in their efforts

at eliminating poverty and hunger. At the Food Bank, our belief that
investing in affordable housing and, for us, the food component of
that venture, prompted the donation of the funds to Village SoHo

as the best way to assist people in not needing to frequent the food
bank for assistance. We believe it was smart policy then and feel even
stronger about that today.”

- Glen Pearson, Co-Director, London Food Bank
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HERITAGE

After the partners hired Spatialists, a consulting company, to conduct a scan of local and
national food security programs and research space usage, they prepared areport and
presentation thatinformed the proposal to the London Food Bank to create a Community
FoodHub. LFB gave direction and feedback as the plan developed. The London Food
Bank confirmeda $1,000,000 gift to create and operate the Community Food Hub in
Indwell’s Antler River Apartments, serving the community, with a particular focus on tenants
in the affordable units throughout Village SoHo.

A Community Food Hub
willbe builtin Indwell’s
Antler River Apartments.
Photo: Gabe Ramos.

Historical Signage

Contributed by Julie Ryan, Community Engagement Coordinator, Indwell

Between2021and 2024, under the leadership of Professor Michelle Hamilton, Western
University Public History students researched the SoHo neighbourhood and the remaining
Victoria Hospital buildings. The research has already produced a writtenreport and
culminates in a permanent historical exhibit - 11 outdoor panels and one indoor panel with
text, illustrations, and QR codes linking visitors to an expansive interactive multi-media
website. The signs will be installed on the block encompassed by Hill, Colborne, South,
and Waterloo Streets, with two signs on the east side of Colborne Street. The Village SoHo
partners’ goalis to provide a sense of place through the history of SoHo (1840-2013) for
future tenants of the redeveloped hospital lands, and, through that sense of place, spur
greaterinvestmentin theirnew homes and neighbourhood.
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HERITAGE

Western University and Vision SoHo collaborated with the City of London to develop
historical signage about the SoHo neighbourhood. Image: Indwell Community Homes
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OUTREACH

Community Outreach

Contributed by Julie Ryan, Community Engagement Coordinator, Indwell

Giventhe project'slarge scope and the uniqueness of the collaborative approach, the
Village SoHo group knew that community engagement would be essential, particularly
throughout development and construction. Indwell offered to lead the engagement
process, given their experience in this work on their projects across southwestern Ontario,
and all partners contributed to the community engagement efforts.

Indwell has learned that building relationships with key community members, along with
providing opportunities for face-to-face conversations, are very effective in getting

accurate information out and dispelling misconceptions. Strong mediarelations are
alsoimportant.

Key Stakeholders

SoHo Community Association

The partners first met with the SoHo Community Associationin 2020. The group was in
transition at the time, but pledged to help the partners connect with the community. The
Association has beenrenewed, and since 2021, the partners have held several meetings
with leadership and given tours of the heritage buildings to the Board of Directors. The
partners attended three of their community meetings, once with aninformation table, and
anothertime giving a presentation on our progress. The partners also hosted the SoHo
Community Association’s Carolling for Cans event at the Zerin courtyardinlate 2025. The
relationship with this group has been very positive.

Politicians

The partners met with Ward Councillor David Ferreira and Mayors Ed Holder and Josh
Morgan, invited them on tours, and kept them updated via email. MPP Terence Kernaghan
was invited to several events and engaged through email updates. MP Peter Fragiskatos

also came fortours, met with participants, and received email updates.

Other Community Members

The partners also reached out to five churchesinthe area, the office building across the
street, anIndigenous family centre and an Indigenous community centre to share plans.
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OUTREACH

Community Meetings and Events

Community Information Meeting, October 2021

Shortly after the project was announced, the partners held a virtual community meeting
with 70 peopleregistered. Typically, community meetings are held in person, but the
pandemic prevented this. Postcards were dropped in mailboxes inviting people to attend,
andthe event was advertised on the SoHo community Facebook page. The partners

gave a presentation featuring building renderings, accompanied by verbal narration from
leaders of several of the non-profit developers, followed by a Q&A.

Groundbreaking, October 2022

The partners hosted a groundbreaking celebration with the developers, London
Community Foundation, politicians, and neighbours to celebrate the start of the project.
Over 300 people attended, and the event received positive media attention.

Doors Open London, September 2026

Thisis aplanned event toreveal the historical signage and potentially offer tours of the
renovated Hilda Stuart Lofts (War Memorial Children’s Hospital) if itisready. Doors Open
Londonis acommunity-wide event celebrating cultural and historical spaces in London.

Top Left: Over300
people attended the
groundbreaking event.
Top Right: Information
packs were available

to attendees withmore
information the plans for
Village SoHo.

Bottom Left: Greg
Playford of London
Community Foundation’s
volunteer housing action
committee speaks ahead
of the groundbreaking.
Bottom Right:
Representatives fromthe
developers break ground
alongside former Mayor
Ed Holder.
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Media Engagement

Mediareleases and media events, such as funding announcements and tours, have offered
consistentupdates on the project. Thisengagement has led to dozens of print, television,
blogs, and radio stories, including one story in the Toronto Star.

Other Outreach

| Early onin the development of Village SoHo, the partners
posted large-scale signage on the fencing surrounding the construction site. The signs
provided renderings of the buildings and information about unit counts and construction
timing for each building. These signs helped inform the public about what was happening
atthe site.

| The partners kept the projectin front of their supporters by
including updatesin printed publications, e-newsletters, websites, and social media posts.

| One of the partners received funding to create a series of videos onvarious
aspects of the project to help tell the story of Village SoHo from inception to completion.
Thevideos are includedin a playlist on London Community Foundation’s YouTube account.

Community engagement has been consistent and high-quality throughout the project.
While the pandemic prevented some in-person opportunities early in the project, the
partners made efforts through virtual and other media outreach.

The project did not receive a strong NIMBY (not in my backyard) response fromthe
community. To the contrary, the response from the neighbourhood has been generally
positive and welcoming, likely due to several factors:

» The project was presented as a mixed-rent development, as opposed to affordable
housing only. It is a significant capital investmentin anunderserved neighbourhood,
bringing much-needed rental housing to the community.

« The partners were very active in their community engagement efforts, providing
information to the community throughout the project and developing relationships with
key individuals and organizations.

« The project was first announced during the COVID pandemic, when community
involvement was low everywhere.

Contributed by Julie Ryan, Community Engagement Coordinator, Indwell
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Establishing the Social
Impact Fund and
Preparing for Village
SoHo Loans

London Community Foundation’s Social Impact Fund was established in 2012,
starting with an allocation of $2 million. The fund unlocked some of the Foundation’s
unrestricted assets to create positive change in the community by providing loans to
social enterprises.

The strongrange of skill sets and experience - including commercial banking, housing
development, and otherbusiness experience - on the volunteer Social Finance
Committee, which oversees the Foundation’s loans, made this possible. The volunteers
on thiscommittee have the expertise and experience to assess the impact of aloanvs.
theriskit presents, and to ensure that strong due diligence was able to mitigate risk.

Growth of the Social Impact Fund

The dollars made available to the Social Impact Fund grew significantly between 2017
and 2023 for two mainreasons:

1. The Fund was openedto loans to support affordable and/or supportive housing.
Housing was identified as a priority for the Foundationinits Vital Signs Report,
and at the time, the Foundation had Board members with significant expertisein
housing development who could guide this expansion.

2. The Social Finance Committee was devoted to creating the biggest possible
impact and was supported by the Board of Directors.

The Foundation’s Board of Directors and Social Finance Committee saw the demand

forloans grow over time as the Foundation built relationships with non-profit housing
developersinand around London. To meet this demand, the Foundation grew the Fund
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incrementally overtime. Loans were commonly requested by developers to serve as
bridge funding while they prepared a site for financing from Canada Mortgage and Housing
Corporation (CMHC).

By 2025, the Social Impact Fund had grownits allocation to a maximum of $25 million.
This was large enough to support loans to all Village SoHo developers while ensuring
funds were available for additional high-impact projects.

The Foundation used these loans as an opportunity to develop relationships with other
groupsinterestedinimpactinvesting by inviting other funders to invest alongside itin the
loans. This offer was taken up by Hamilton Community Foundation, St James Westminster
Church Foundation, and the Verge Breakthrough Fund, who collectively provided $1.275
million towards the Village SoHo loans.

What Was Different About a Village SoHo loan

London Community Foundation’s Social Finance Committee approaches allloans by
assessing the opportunity before assessing the risk. While allloans must be financially
responsible, an opportunity with little-to-no socialimpact won't be considered.

Whentheidea foracollaboration between six developers was first discussed, it
presented a significant opportunity but also posed a greater financial risk than anything
the Foundation had beeninvolvedin before. There needed to be an appetite among the
Board, the Social Finance Committee, and senior Foundation staff to take on this level of
risk, which the Foundation ultimately became comfortable with.

There was also arealization that the Foundation would have to take on additional work to
build relationships with other groups to ensure the project’s success. Significant work was
done by London Community Foundation President & CEO Martha Powell and the staff
teamto solidify relationships with Canada Mortgage and Housing Corporation, the City of
London, andlocal MPs and MPPs to ensure the project’s success.

Given the size of the project, the Foundation outsourced due diligence to New Market
Fundsrather than doing thisworkinternally. It needed to be incredibly thorough to address
any internal concerns about the increased risk the Foundation was taking on, and to allay
any concerns CMHC had about the development, ensuring its financing. This resulted
inareportover 200 pages long that reassured all parties of the non-profit housing
developers’ financial health and the viability of the loans.
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Why did the Foundation Agree to Take on the Risk?

Three main factors influenced the Foundation’s decision to move forward with supporting

Village SoHo:

1. The trackrecord of the non-profit housing developers: They were all reputable,
with good leadership and sound board governance, and the Foundation had
worked with many of them before and had no concerns about working with them
again. Due diligence showed that they were all in strong positions to complete the

development.

2. The opportunity presented itself at a time when the community was struggling; the
housing crisis was deepening; the COVID-19 pandemic was beginning. Supporting
Village SoHo was an opportunity for London Community Foundation to help make
abigimpactinadifficult time and demonstrate to the local community thatit could

berelieduponto step up.

It should also be noted that Canada’s National Housing Strategy runs from 2018 to 2028,
meaning that CMHC’s Affordable Housing Fund, which could finance the project, was a
relatively secure source of funding over Village SoHo's timeline once financing was agreed.

99 Pond Mills Road,
developed by Homes
Unlimited (London)

Inc., was supported by
aLondon Community
Foundationloan.
Photo: Nicholson
Sheffield Architects Inc.

Residenza Ortona,
developed by Residenza
Affordable Housing, was
supported by alondon
Community Foundation
loan. Photo: Nicholson
Sheffield Architects Inc.
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BENEFITS

Benefits of London
Community
Foundation’s
involvement

To the Developers

Non-profit affordable housing developers typically do not have the significant financial
resources necessary for capital projects. While they may have reserves, those funds are
needed for future capital replacements. A bank or credit union would require security
inthe form of assets, and most projects have mortgages which are already secured

by those assets. Intheseinstances, the mortgage holder would not be willing to take a
second-place position or may not allow additional debt if it puts theirmortgage at risk.
The London Community Foundation's bridge loans are based on the developer’s ability
to pay and the project's feasibility.

To help loanrecipients meet their goals, the Foundation aims to be as flexible as
possible within financial reasonability. In the case of the Village SoHo loans, this took
the form of the loans being interest-only until the end of the term, when the principal is
repaidin full. This structure was critical to the success of these projects, given the loans’
need to fitin with CMHC’s financing model.

To London Community Foundation

Reputational Impact

The strong community interest in the Village SoHo project has shifted how London
Community Foundationis perceived - we're not only an organization that provides
grants andloans for socialimpact, but also one that seeks solutions. It has also
positioned the Foundation as one that makes animpact well beyond the required 5%
disbursement quota.
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Partnership Growth

The partnerships that have developed between the Foundation and the non-profit
developers bode well for the future, and the Foundationis hopeful that Village SoHo

won't be the last time it can support any of their projects. The growth of the relationship
between the Foundation and the City of Londonis also considerable - the City now sees
the Foundation as a partner within the local development sector, which has oftenled to our
involvement inimportant conversations around housing due to our ability to provide niche
funding streams.

Financial Return

Along with the socialimpact Village SoHo will have, the loans have also provided a financial
return for the Foundation - over $580,000 that will be reinvested in the community.

Jeff Neven (Indwell
Community Homes),
Diane Silva (London
Community Foundation),
and Mayor Josh Morgan
outside the Health
Services building at
Village SoHo, which will
become Antler River
Apartments.

Photo: London
Community Foundation.
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FUTURE PROJECTS

How London
Community
Foundation Can Help
Future Projects

Using our Social Impact Fund

London Community Foundation’'s Social Impact Fundis typically used forinvestingin
projects that benefit communitiesin the City of London, Middlesex County, Chippewas

of the Thames First Nation, Oneida Nation of the Thames, and Munsee-Delaware Nation.
However, up to 20% of the allocated funds can be used outside of this region. While this
means that our Social Impact Fund wouldn’t support a project the size of Village SoHo
outside of its geographic area, developers can getintouch with the Foundation about solo
projects. The Fund has supported housing projectsin Blenheim, Chatham-Kent, Guelph,
andTillsonburg sinceitsinception.

London Community Foundationis also opento partnerships with other Community
Foundations ona case-by-case basis. Inprevious loans, Hamilton Community Foundation
and Waterloo Region Community Foundation have contributed funds, taking on some of
therisk and gaining some of the financial returns in doing so.

Abedroom at The Light
House, a transitional
shelterinTillsonburg that
received support from
London Community
Foundation’s Social
Impact Fund.

Photo: Oxford Ontario
Health Team.
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Sharing our practices

The Foundationis happy to speak with other Community Foundations and other parties
interested in starting similar funds to our Social Impact Fund, and to share our governance
processes and practices where appropriate.

Our commitment to sharing our practices is shown through our hosting of an Affordable
Housing Symposiumin LondoninMarch 2025, which brought together members of all
levels of government and local non-profits to discuss available funding sources. In 2026,
London Community Foundationis involved in the pilot phase of the Social Impact Investing
Hub with other Community Foundations in Ontario.

Lessons Learned

Village SoHo was an opportunistic project in which the group was uniquely positionedin
Londonto develop the land and existing heritage buildings, and to leverage support from
the City of London, given the need for affordable and supportive housing. It'simportant
torecognize that the joint Vacant Land Condominium ownership model willnot be right
forevery development opportunity and may introduce more barriers than benefitsin
someinstances.

London Community Foundation was able to provide bridge loans because of the work
done to start and build the Social Impact Fund. Starting off small, recruiting experts to
guide the Foundation through its committees, and gradually increasing the Foundation’s
organizationalrisk appetite was crucial groundwork that made the Foundation
comfortable when the opportunity arose.

As the Social Impact Fund was developed at London Community Foundation, it was
done separately from our granting programs. We are currently looking to address this
toincrease touchpoints between ourloan and grant processes. The hope is that the
programs working more closely will help us identify more opportunities for both funding
streams to make animpact.

It's also important to highlight the contributions of the Foundation’s volunteer Housing
Action Committee in guiding London Community Foundation through this project. Having
a group of volunteers who are experts in housing development, enthusiastic, and share the
Foundation’s and the developers’ goals was essential for London Community Foundation
toplay apartinVillage SoHo.
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POLICY

Policy
Recommendations

Through the experiences of the developers of the Village SoHo project, the project team,
and London Community Foundation’s Housing Action and Social Finance Committees, we
offer the following recommendations that will further support developers looking to build
affordable, deeply affordable, and supportive housing moving forward:

Municipalities:
1. Should make retaining the existing stock of affordable housing a priority.

2. Should notrezone parcels of land with a specific plan in mind before selling them for
development.

3. Should simplify tenant placement agreements with not-for-profit developers as
much as possible, bringing them more inline with the agreements they have with
for-profit developers.

4. Should create funding mechanisms that allow the municipality to do necessary
repairs or environmental work to the site afterits sale. Money spent on necessary
preparation work should not be considered a financial contribution to the project
and therefore should not influence the placement agreement between the
developerand the municipality.

5. Shouldreview processes and bylaws that both support and hinder the
development of affordable and/or supportive housing and look for ways to simplify
the processes where flaws or holes exist. Itis easier to address thisin advance of a
development being planned and constructed than during it. Non-profit developers
are amajor contributorto the sector and should have a meaningful seat at the table
during these discussions.
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POLICY
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ArchitectsInc.

Provincial and Federal Governments:

1. Should planand announce funding for affordable and supportive housing
developers wellinadvance of the National Housing Strategy’s conclusionin
2028. Developers need to know what financing options are available before
existing programs end so they can plan ahead to ensure projects can
continue seamlessly.

2. Shouldreinstate the Seed Funding program that was available to non-profit
housing developers through Canada Mortgage and Housing Corporation, but
has now been terminated. Seed fundingis crucial to non-profit developers and
wasreceived by all six developersinvolvedin Village SoHo.

Community Foundations, Public Foundations, and
other Funders of Affordable and Supportive Housing:

1. Should get to know the non-profit housing providers and partners who are
leading on affordable and supportive housing in theircommunities.

2. Shouldrecruit volunteers who are expertsin the field of housing and development
to guide theirfunding and investments in affordable and supportive housing.

3. Should prepare forloanrequests by internally discussing their appetite forrisk
and what sort of repayment periodis suitable for their organization.

4. Shouldrecognize the need to protect the existing affordable and supportive
housing stock that currently exists and not see construction as the only route.
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Chelsea Green Home Society
www.chelseagreenhomesociety.ca

Homes Unlimited (London) Inc.
www.homesunlimitedinc.ca

Indwell Community Homes
www.indwell.ca

London Affordable Housing Foundation
www.londonaffordablehousing.ca

Residenza Affordable Housing
www.residenza.ca

Zerin Development Corporation
www.zerindevelopment.ca

Tenancy informationis available

online at vlillagesoho.ca
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