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Review of Q1 2024 Financial Results 
Item 11d 
June 25, 2024 
Board of Directors 
 
Report: TCHC:2024-32 

To: Board of Directors (the “Board”) 
 

From: Building Investment, Finance and Audit Committee 
(“BIFAC”) 
 

Date: May 28, 2024 

 
PURPOSE: 
This report provides an update on Toronto Community Housing Corporation’s 
(“TCHC”) financial results as of Q1 2024. 

 
RECOMMENDATIONS: 
It is recommended that the Board receive this report for its information.  

 
REASONS FOR RECOMMENDATIONS: 
At the 2021 year-end BIFAC meeting, TCHC Finance committed to providing 
BIFAC with quarterly updates on TCHC’s financial results, including its capital 
spend. Going forward, reporting will then be forwarded on to the Board. 

Pursuant to this, a summary presentation of Q1 2024’s results have been 
prepared (see Attachment 1).  

Summary Of Financial Results as of Q1 2024 
Table 1 provides a summary of TCHC’s Q1 year-to-date results. 
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Table 1: TCHC Expenditures compared to Budget Q1 2024 
(In $000s) Q1 2024 

Actuals 
Q1 2024 
Budget 

Variance 
$ 

Q1 Results (TCHC only) 2,548 (11,616) 14,164 

Q1 Results (TCHC and TSHC) 503 (15,429) 15,932 

SOGR Capital (in-year spend)  81,936 87,500 5,564 

Development Capital Spend 14,132 37,954 23,822 

Swansea Mews 133 500 367 

 

IMPLICATIONS AND RISKS: 
Operational Spend Highlights 
The Q1 YTD with a surplus of $2.55M (excluding TSHC spend) is due to the 
culmination of numerous factors, including: 

• Favourable variance of RGI revenue of $1.2M, resulting from cleaning 
up the outstanding rent review and rent was calculated based on latest 
RGI households’ income. 

• Savings from: 

o Utilities of $1.78M on natural gas, due to lower average rates and 
consumption, as well as lower commercial consumption on hydro 
and water. 

o Operations of $4.8M, mainly due to timing of repairs for the 
Regions; vacancies savings on Community Safety Units (e.g. 
primarily on Special Constables); and Programs & Partnerships 
(e.g. receipt of external funding on youth programs). 

o Facilities Management of $1.6M due to vacancies and timing on 
maintenance work vs. budget 

o Corporate Services of $3M, driven by vacancies and timing on 
various project spending (e.g. Legal $0.8M, Strat. Planning & 
Communications $0.6M; Human Resources $0.5M and 
Information Technology $0.4M). 
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o Other Expense of $1.8M resulting from a favourable prior year 
adjustment (e.g. reversal of an accrual related to AC program). 

The operational cost containment strategies commenced in July 2023 by the 
Budget Task Force are continued in 2024 with the focus on developing cost 
containment strategies and engaging all the divisional teams in this ongoing 
work.   

State of Good Repairs Building Capital Spend 
The Q1 results of $43.4M for Planned Capital is $1M above budget.  
Compared to the same time last year, we are $21.8M above the 2023 spend 
rate, which reflects the current commitments that were made in 2023 and their 
planned impact in 2024. 

The Demand Capital of $32.8M is lower compared to budget and this reflects 
the ongoing review and work of the cross-divisional Demand working group’s 
plans for managing Demand Capital.  Ongoing monitoring will continue. 

The Energy Capital is lower compared to the budget by $3M, which aligns 
with the current plan.  Energy projects are expected to impact actual to budget 
variances in May to August and are forecasted to land above target. 

Development Capital Highlights 
The overall development spend is $23.8M below YTD budget for 2024, 
variances are attributed to the active projects under construction or planning: 
Alexandra Park (Phase 2), Lawrence Heights (Phase 1), Regent Park (Phase 
3), and Swansea Mews.   

 
SIGNATURE: 
 
“Lily Chen” 

 
Lily Chen 
Chief Financial Officer & Treasurer 
 
ATTACHMENT: 

1. Q1 2024 Financial Results Presentation 
2. Confidential Attachment: Q1 2024 Developmental Capital Spend 

Variances  
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Reason for 
Confidential 
Attachment:  
 

This document deals with matters that the Board is 
permitted consider in a closed meeting including but not 
limited to commercial and financial information that 
belongs to TCHC and has monetary or potential 
monetary value. 

 

STAFF CONTACT: 
Michael Buchert, Director Financial Planning & Analysis and Decision 
Support 
416-981-4332  
Michael.Buchert@torontohousing.ca 

Raj Atma, Director, Property Accounting  
(416) 981-4054 
Raj.Atma@torontohousing.ca 
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Q1/2024 – Operating Results Highlights

TCHC (excluding TSHC) ended March/2024 with a surplus of $2.55M

Revenue:
• Favorable variance of RGI revenue $1.2M mainly resulting from cleaning up the outstanding rent review and rent was 

calculated based on latest RGI households' income, will continue to monitor for stability in rental revenue.
offset with
• Unfavorable on Other Revenue of ($0.1M) due to the delayed receipt of consulting fee from Leslie Nymark and HST refund 

did not materialize and
• RPEI Plant Revenue under by ($0.5M) compared to the budget primarily driven by overall lower consumption for hot water 

energy and capacity charges.

Expenses:
• Cost savings from:

o Utilities $1.78M primarily from natural gas with lower consumption due to warmer winter than expected, and lower 
Commercial Account consumption on Hydo and Water compared to budget

o Operations $4.8M driven by:
 The 3 Regions $2.3M due to timing of repairs compared to budget;
 Community Safety Units $0.9M savings on vacancies & external security guard; 
 Programs & Partnerships $0.7M due to external funding received to offset expenses later in the year.
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Q1/2024 – Operating Results Highlights (Cont’d)

o Facilities Management $1.6M due to vacancies savings and timing on maintenance work vs. budget
o Corporate Services $3M due to vacancies and timing on various spending (e.g. Legal $0.8M; Strat. Planning & 

Communications $0.6M; People & Culture $0.5M and Information Technology Services $0.4M).
o Other Expense $1.8M resulting from a favorable prior year adjustment (e.g. reversal of an accrual related to A/C program)
o RPEI Operating Expenditure of $0.6M, due to underspend in natural gas boiler fuel from reduced consumption and lower 

average rate than budgeted.
Offset by
• Municipal taxes overspend by ($0.6M), primarily from False Fire year-to-date overspend compared to budget

2. Full Year Forecast is expecting a surplus of $6.6M; $2.3M favorable to budget based on the known information and the timing of the 
spend.  

The main driver of this variance is due to:

• Revenue trending to be favorable on RGI revenue of $1.3M and Bad Debt of $0.2M.  Will continue to monitor favorable revenue 
related to RGI to ensure that it remains sustainable.  

• Underspend in the various Divisional operating expenditures 
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Q1/2024 YTD – Operating Results
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Q1/2024 – Full Year Forecast vs. Budget
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Q1/2024 YTD – Divisional Operating Expense Variances

• The favorable variance in Operations is mainly contributed by the 3 Regions of $2.3M, Community Safety Unit $0.9M and 
funding in Program and partnership $0.7M, which will be utilized  in the balance of the year.  The Q1 results continue to reflect 
the focus and the work of the task force.

• As part of this, Operations is undertaking a conservative approach related to work order management, which involves 
prioritizing urgent and emergency work orders that address health, safety, and security concerns. As Operations continues to 
gain a better understanding of its expenses and demands throughout the balance of the year, it will be able to address and 
complete non-urgent and non-emergency work orders.

• Savings in Corporate Services is mainly driven by Legal (e.g. timing on legal fees spending), Information Technology (e.g. 
timing on invoicing for Computer Hardware, Cell Phone and Internet, etc.…) and Strat. Planning & Communication (e.g. 
vacancies savings and timing on legal fees for the sale of scattered homes).

• Favorable variance in Facilities Management due to vacancies savings and timing on maintenance work vs. budget.
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Headcount Report by Division

Please note the difference between March budget and full year budget reflects seasonality (e.g. Programs and Partnerships had 185 Interns/Youth Workers/Senior Program Leaders) to be hired later in the year.

Average Divisional 
vacancy rate

• 10%, compared to the vacancy adj.  target of 
6% in the 2024 budget for all divisions, except 
Operations at 7%.

Operations 
vacancy rate

• averaged at 8%, primarily on roles including 
Cleaners, CMP1, Sr. Superintendent (3 
Regions) and Special Constables (CSU)

FM vacancy rate

• averaged at 12%, primarily on roles like energy 
management,  mechanical & electrical, Service 
Level Agreements (SLA) management

Corporate 
Services Divisions 

vacancy rate

• averaged at 14%, in Finance, Legal, IT and 
SPSR

Item
 11d - TC

H
C

:2024-32 - Attachm
ent 1



Q1/2024 – Vacancies 

At the end of March, excluding TSHC, trades, summer/intern and maternity leave staff

• Total 221 vacancies compared to the budget. The charts below highlight vacancy data and recruitment status: 
o Q1 Vacancies by Business Area breaks down the 221 vacancies by major divisions
o Q1 Vacancies Recruitment Status (based on People & Culture’s report) shows the current recruitment status 

and pending recruitment reflects the positions not yet started the recruitment process

Operations, 
120, 54.30%

Facilities 
Management, 
37, 16.74%

Corporate, 51, 
23.08%

OCHE, 0, 
0.00%

Development, 13, 
5.88%

Q1 Vacancies by Business Area

Pending 
recruitment, 
147, 66.52%

Under active 
recruitment, 
36, 16.29%

Position filled 
(pending to 
start), 31, 
14.03%

Others, 7, 
3.17%

Q1 Vacancies Recruitment Status
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Q1/2024 – Swansea Mews Impact

• In July 2023, both BIFAC and the Board approved and authorized the Chief Executive Officer and/or General Counsel & Corporate 
Secretary (or designate) to proceed to engage with TCHC’s Insurer and  pursue its claim for reimbursement in accordance with its policy 
entitlements. TCHC is in the process of finalizing the coverage components.

• On April 3, 2024, TCHC management met with representatives from HSC to discuss the position of TCHC’s insurers in relation to coverage 
of TCHC’s claim.  HSC is still waiting for the external engineering report and will advise TCHC once the firm delivery date is confirmed. 

• In addition, until such time that we can secure the permit to fully decommission the site, we are obligated to continue to provide security 
and other site safety related issues.
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Q1/2024 – Building Renewal Capital Spend 

Planned Capital spend is $1M above budget.  Comparing to the same period last year, we are $21.8M above, which reflects the current commitments that 
were made in 2023 and the planned impact in 2024.

Demand Capital spend is lower compared to the budget for the end of Q1 2024.  Comparing to same period prior year, we are under by approx. $14.3M.  This 
reflects the ongoing review and work of the cross-divisional Demand Working group’s plans for managing Demand Capital.  Ongoing monitoring will continue.

The Energy Capital is lower compared to the budget by $3M which aligns with the current plan.  Energy projects are expected to impact actual to budget 
variances in May to August and are forecasted to land above target.

The advance spend in capital at year-end is mainly driven by increased demand capital for 2023 and it is expected to carry forward to 2025 to allow for 
ensuring full funding utilization.  The most current forecast for 2024 is $379.6M.

Q1 2024 claim to the City and CMHC National Housing Co-Investment (NHCI) was $99.1M of which $5.1M was related to Q4 2023 NHCI.
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Q1/2024 – Development Capital Spend Variances 
(Outflows) / Inflow

Outflow Commentary: 
• The overall Development underspend is as a result of delayed 

demolition / construction in Alexandra Park Phase 2, Swansea and 
Regent Park 4/5, 

• Overall projects remain on budget but schedule adjustments may be 
required resulting in reduced outflow in 2024 and budget allocations to 
2025.

Inflow Commentary:
• The majority of variances in the inflows from projections are due to the 

delay of an infrastructure Ontario (IO) loan. That loan is now secured 
and inflows will be more accurately captured in Q2 reporting. 

• Remaining variances are due to a shift in timing associated with 
budgeted land sales and revenues. Total budgeted inflows remain  
unchanged.

Outflows

Inflows

*Additional information provided in the In-Camera 
package; item 15b – Confidential Attachment to Public 
Item 11d
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Q1/2024 – Current Arrears 

• Current arrears represent arrears of 
active TCHC tenants

• A bad debt allowance or provision for 
non-collectability, is provided for all 
current arrears greater than 45 days 
old

• As of the end of March, an allowance 
for bad debt was provided for $22.9M 
of the current arrears

• Managed Arrears represent arrears of 
active TCHC tenants which have 
entered into a repayment agreement

• Amounts collected are used to reduce 
the total current arrears and thus the 
bad debt allowance / provision for non-
collectability
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Q1/2024 – Past Arrears 

• Past arrears represent arrears of former 
TCHC tenants

• Similar to current arrears, a bad debt 
allowance or provision for non-
collectability, is provided for all past 
tenant arrears

• As of the end of March, a bad debt 
allowance was established for all of the 
past arrears

• Past tenant arrears are passed on to 
a collection agency if TCHC staff are 
unable to collect the outstanding 
balance within 90 days after move out

• As of the end of March, the Agency 
has collected about $17K net from 
past tenant arrears in their care
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Q1/2024 – Current & Past Arrears (vs. Q1/2023)
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Q1/2024 – Allowance for Doubtful Accounts (AFDA) ($M)

• All past tenant arrears ($37.7M) as well as current tenant arrears greater than 45 days 
old ($30.4M) has been recorded as potential Bad Debt

• Bad debt expense for Q1 2024 is at 2.07% of the total rent revenue.
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