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The Leading Urban Change (LUC) program is a hands-on
professional development experience for mid- to senior-level
professionals advancing workplace initiatives. Participants use the
program to move a current or previous initiative forward through
structured activities and applied learning — working through
barriers, engaging stakeholders, and designing actionable strategies
tailored to their leadership goals and local context.

LUC is a project accelerator whereby participants explore strategies
and mechanisms to overcome barriers and identify growth
opportunities. The program offers engagement with industry
practitioners, faculty experts, and peers from across sectors,
opportunities to expand professional networks, and one-on-one
coaching.

Some key benefits include:

Leading
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Change

Practical tools to advance a current workplace initiative
Strategies for cross-sector collaboration and partnership-
building

Frameworks for systems-level thinking across sectors

Insights into financing, governance, innovation, and policy
Opportunities to apply data storytelling and equity-centred
approaches

Access to peer feedback, coaching, and expert instruction
Option to collaborate in a case study write-up of your initiative,
for publication on the School of Cities website
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Writing: An Pham

Contributions: Karen Chapple, Lisa Helps, Kanchan Kargwal,
Priya Perwani

Expert interviews: Richard Tseng (Hus Group Canada), Craig
Mitchell (BlackBox Offsite Solutions)

~ April 2026

Introduction

The Canada Mortgage and Housing Corporation (CMHC) has
projected that Canada needs to build homes at twice its
current rate until 2035 in order to meet housing demand.’
Even as policy changes allow more housing to be funded and
built in more locations, the speed of construction also needs
to increase.

While Canada’s residential construction productivity rose
throughout the 2010s, it fell back below its 1997 level in
2024 and now accounts for just two-thirds of Canada’s
overall labour productivity.? Today, U.S. tariffs are raising
raw material costs and creating uncertainty across the
construction industry; labour shortages will likely worsen as
a quarter of Canadian construction workers retire over the
next decade;’ and any construction boom would require an

' CMHC, Housing Supply Shortages.
? Statistics Canada, Labour Productivity.
* Hughes, “Increasing Productivity to Address Canada’s Housing Crisis.”

83% reduction in emissions per home built to meet both
Canada's affordability and climate commitments.*

Hus Group Canada, founded in 2025, is a Canadian hybrid
modular housing company that plans to provide sustainable
modular construction amid this challenging environment.
Headquartered in Ontario, Hus operates through several
sub-brands to meet a range of housing needs. Its early stages
provide insight into the opportunities and challenges faced
by new actors in the modular construction industry.

Context

Modular construction, often used interchangeably with
prefab, factory-built, industrialized, or off-site construction,
refers to a variety of building methods. All of them assemble
portions of a structure off-site and then transport them on-
site for completion.’ This can range from small-scale
elements like windows, 2D panels, and 3D volumetric
modaules, to entire housing units.® The term hybrid modular
describes a range of methods, such as combining panels with
volumetric modules and combining modular methods with
traditional ones.” Transportation and on-site work, such as
connecting modules to service lines, will almost always be
*Yoffe et al., “Mapping Construction Sector Greenhouse Gas Emissions,” 14.

> Whitzman, Shiga, and Perwani, “Scaling Up Modular Construction.”

® Kamali and Hewage, “Life Cycle Performance of Modular Buildings.”
" Salama, Moselhi, and Al-Hussein, “Modular Industry.”
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needed. Approvals, certifications, and risk profiles differ
between the many methods.®

Modular construction has a range of benefits. Projects built
in factories can progress year-round in all weather
conditions.’ Indoor assembly can improve quality control,
worker safety, and cost-effectiveness. Modular construction
can reduce wasted materials and allow for the recycling of
modules after a building is taken down. Modular buildings
may also reduce energy consumption over their life cycles.'
Despite these benefits, modular construction remains only a
small part of the Canadian construction industry. However,
Canada has a long history with modular housing. Nova
Scotia produced modular homes for remote areas in the
1890s, and material and labour shortages encouraged
modular construction during the Second World War. The
sector grew to a peak of 15% of market share in single-family
residential construction by the 1970s, then declined through
the next two decades when modular methods couldn’t
effectively deliver popular “lifestyle” features like open-
concept interiors. Estimates of this decline vary, however,
and industry surveys indicate that the sector grew back to
around 15% of single-family residential construction

8 BlackBox Offsite Solutions expert in discussion with the author, November 2025.
? OCRC, Roadmap to Transform the Canadian Construction Industry.
' Kamali and Hewage, “Life Cycle Performance of Modular Buildings,” 1181.

throughout the 2010s."" Even as the sector shrank,
traditional construction adopted some of its productivity-
enhancing methods and modular components.'

In 2004, Canada’s modular housing sector represented only
1.5% of the residential construction sector’s economic
output.” Modular construction has since grown to represent
4-6% of Canadian construction activity."* Multifamily homes
now make up the largest and fastest growing segment of the
Canadian modular sector, comprising 43% of the sector’s
spending in 2024."

Canada’s modular sector is quite regional, with clusters in
British Columbia (B.C.), the Prairies, Ontario-Quebec, and
Atlantic Canada, rather than any single builder operating
effectively at the national scale. Transportation costs, site
logistics, and region-specific code expertise all push firms
toward regional production and delivery models, suggesting
that Hus will need locally grounded partners and regional
strategies if it expands beyond Ontario.'

' CMHA, 2011 Annual Report, 1; CMHA, 2015 Annual Report, 1; CHBA, Modular
Construction Survey, 1.

2 Clayton Research, Factory-Built Housing Industry.

B1bid, 17.

*'Whitzman, Shiga, and Perwani, “Scaling Up Modular Construction,” 5.

5 MBI, Permanent Modular Construction Industry, 15.

' BlackBox Offsite Solutions expert in discussion with the author, November 2025.
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Approach

Hus’ approach is hybrid modular, using wood and aluminum
panels for a wide range of housing types. A life cycle
assessment (LCA) system for carbon reporting is embedded
in all of their modules. Hus designs its energy efficient
panels as part of a smart home system for temperature
control, water filtration, EV charging, insulation, HVAC, and
lighting. Initially, Hus will use steel frame structures rather
than poured concrete or mass timber, due to greater ease
and speed of assembly. To develop a hybrid mass timber and
steel system, Hus is collaborating with engineering firm
Blackwell, mass-timber manufacturer Element 5, Loftin
Project Management, and sustainability expert Melinda
Zytaruk. The added weight and logistical costs of
transporting mass timber structures remain a challenge.

To get started, Hus is partnering with two Asian
manufacturers to make panels and is building a warehouse
in Ontario to assemble units. This will let Hus test its
methods on early projects, without the large capital costs of
setting up a new factory. However, importing panels can
complicate compliance with Canadian codes, such as the
CSA A277 certification.'” Hus plans to build its
manufacturing capacity in Ontario and eventually make
panels in-house or in partnership with established Canadian
manufacturers. Hus consulted with modular companies in

" Tbid.

China, Brazil, and across Europe to learn about their
production processes, and is trying to adopt their ideas to
Canadian weather conditions and locally available materials.
Over the last year, Hus signed with two manufacturing
partners for different product types — one for detached
family homes and another for capsule homes, made for the
resort and hospitality market.

“At the initial state we just need a place to assemble things. We
don’t need the machinery. I think that’s the flexibility that we

have, we don’t need massive scale on the manufacturing site.”*®

Initially, Hus pursued partnerships with local governments,
nonprofits, and developers who would be willing to
contribute land they already owned at no cost. Hus would
pair them with their manufacturing partners, who are willing
to finance the entire cost of manufacturing through
revenue-sharing agreements or equity-based partnerships,
ensuring lower-barrier developments that all of them could
use to pilot new housing models. Yet, early conversations
with local governments and community land trusts indicated
that Hus needs to first demonstrate a successful pilot,
driving Hus to place its immediate focus on private
landowners, developers, and landlords to build lease or
lease-to-purchase projects. One early example has been a
detached residential project in Stouffville, where Hus has

'® Hus Group expert in discussion with the author, June 2025.
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partnered with a private landowner and is working to find
the right manufacturing partner. For market units, Peakhill
Capital is providing financial support through bridging
loans, refinancing options, and exit strategies. Hus is
contracting Mercana Growth Partners to develop its
institutional investor connections and market integration
strategy. Hus describes this strategy as “vertical integration”
of in-house modular systems, certification, and assembly,
and “horizontal integration” of its brands, manufacturing
partners, and financing.

Barriers

While an assembly-only model lowers upfront capital
requirements, this approach can still face regulatory barriers
if inspectors must attend multiple stages of assembly in the
warehouse.'” Hus is facing certification barriers and cost
uncertainty as it considers various systems: some options
are not mature enough, unsuited to Canadian bylaws, or not
straightforward enough to certify and permit. One example
has been a project in Rice Lake, where plans to build resort
units reached site-level discussions but have been paused
until a certification pathway is clear. As a result, Hus is
prioritizing more mature systems with clearer paths to
certification.

¥BlackBox Offsite Solutions expert in discussion with the author, November 2025.

Another barrier has been the negative perception of modular
housing. Hus notes that many developers see the method as
high-risk, many contractors are inexperienced with modular
timelines, and many workers lack specialized training for
modular methods. Canadian building codes are also
inconsistent across jurisdictions, unclear on standards for
modular projects, and require duplicated inspections at on-
site and off-site locations.?’ Modular companies also
sacrifice some of traditional construction’s flexibility and
customizability by producing standardized modules at
scale.?! Other challenges include misaligned on-site and off-
site schedules, high transportation costs, and local
regulations that make standardized delivery difficult.**

However, joint ventures between modular manufacturers
and private sector developers are rare in Canada, in part
because the industry remains fragile and because many
investors lack a deep understanding of off-site construction
risks. While Hus’ low cost, partnership-driven model offers
several advantages, it also concentrates risk if joint venture
partners underestimate the complexity of modular delivery.
Many Canadian modular manufacturers instead rely on
public sector procurement for projects like schools,

% OCRC, Roadmap to Transform the Canadian Construction Industry.
' Manley and Widén, “Prefabricated Housing Firms in Japan and Sweden.”
% Salama, Moselhi, and Al-Hussein, “Modular Industry.”
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healthcare facilities, and affordable housing, which are well-
suited to volumetric modules.”

Hus hopes that non-market housing providers will have a
demand for cost-effective, quickly deployed units. If a strong
connection can be made with the non-market housing
sector, this could create a steady pipeline of projects that
could implement and test Hus’ designs and support its initial
investments. The modular industry is still constrained by an
uneven pipeline of projects and fragile business models,
particularly for new entrants without a long project delivery
track record. Even promising approaches like Hus Group’s
will only scale if they are able to secure a multi-year backlog
of work and diversify outside of housing, for instance into
institutional and commercial projects, so as to keep factories
and assembly operations running near capacity.**

Impact and scalability

Hus will begin production in Ontario and hopes to expand to
B.C. and Quebec in the future. Hus is also talking with
funders and Canadian manufacturers interested in joint
ventures. Financial partnerships will be crucial, as modular
companies’ need for large upfront investment is often

% BlackBox Offsite Solutions expert in discussion with the author, November 2025.

* Ibid.

misaligned with how funders traditionally provide
incremental funding over a construction project’s timeline.”

Policy changes across Canada can improve the viability and
adoption of modular construction. For example,
municipalities could align their approval processes and
zoning to fast-track projects based on the CMHC Housing
Design Catalogue. That would allow modular builders to
scale production for standardized project types, designing
for approved materials and lot sizes in advance. The
catalogue prioritizes accessory dwelling units (ADUs) and
multiplexes, which are well-established in the modular
sector. Later releases are set to include “modular and
prefabricated designs across housing typologies... given the
opportunity to improve productivity within the sector.”*
While standardization in general makes the “development
process for modular a clear fit with [a] catalogue concept,”
catalogue designs could be specifically optimized for offsite
construction.”

% OCRC, Roadmap to Transform the Canadian Construction Industry.
% HICC, Housing Design Catalogue, 16.
71bid, 16.
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Many Canadian cities are also planning for greater housing
density. Cities allowing more housing types like multiplexes,
apartments, and ADUs could increase both the supply of
affordable housing and the pipeline of projects that modular
builders need to scale. A majority of cities participating in
the federal Housing Accelerator Fund are receiving incentive
funding for initiatives to increase density, such as promoting
missing middle housing, greater infill density, ADUs, and as-
of-right zoning.?® CMHC construction financing could help
Hus and other modular builders get started, by derisking
projects and sending a signal to other partners and
conventional lenders.

At a larger level, Canada can support the growing modular
sector’s research and development. The National Research
Council of Canada, the Offsite Construction Research Centre
at the University of New Brunswick, and University of
Alberta recently released a report documenting how other
countries adopted modular construction and proposed a
Canadian strategy. A key component is to develop seven
regional research clusters that would lead local initiatives
based on each region’s existing industry, strengths, and
needs.” A national framework for categories and definitions
of industrialized construction is essential for coordinating

% Segel-Brown, “An Update on the Housing Accelerator Fund.”
® OCRC, Roadmap to Transform the Canadian Construction Industry.

across hubs, policy targets, and the private sector.*® Hus has
an opportunity to scale up its activities across Canada if it is
able to coordinate with these regional hubs, and with local
manufacturing and assembly capacity tied into provincial
and territorial building codes and transportation corridors.*

Finally, Hus is ahead of the curve on tracking embodied
carbon over the full lifecycles of its buildings and hopes that
other jurisdictions will follow Vancouver’s recent example of
requiring “designers to calculate, limit, and later reduce
embodied carbon.”*? Such standards could encourage
developments by modular companies best equipped to
deliver low-carbon standards and wider adoption of
sustainable construction methods. The launch of Build
Canada Homes with an emphasis on modern methods of
construction, demand for denser communities and
sustainable homes, and public investments have the
potential to assist Hus and other modular manufacturers and
to stimulate off-site construction into a large-scale, viable
industry to help meet Canada’s housing needs.

0 Ibid.
3! BlackBox Offsite Solutions expert in discussion with the author, November 2025.
52 City of Vancouver, Embodied Carbon Guidelines, 1.
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	Introduction
	The Canada Mortgage and Housing Corporation (CMHC) has projected that Canada needs to build homes at twice its current rate until 2035 in order to meet housing demand.1 Even as policy changes allow more housing to be funded and built in more locations, the speed of construction also needs to increase.
	While Canada’s residential construction productivity rose throughout the 2010s, it fell back below its 1997 level in 2024 and now accounts for just two-thirds of Canada’s overall labour productivity.2 Today, U.S. tariffs are raising raw material costs and creating uncertainty across the construction industry; labour shortages will likely worsen as a quarter of Canadian construction workers retire over the next decade;3 and any construction boom would require an
	83% reduction in emissions per home built to meet both Canada's affordability and climate commitments.4
	Hus Group Canada, founded in 2025, is a Canadian hybrid modular housing company that plans to provide sustainable modular construction amid this challenging environment. Headquartered in Ontario, Hus operates through several sub-brands to meet a range of housing needs. Its early stages provide insight into the opportunities and challenges faced by new actors in the modular construction industry.

	Context
	Modular construction, often used interchangeably with prefab, factory-built, industrialized, or off-site construction, refers to a variety of building methods. All of them assemble portions of a structure off-site and then transport them on-site for completion.5 This can range from small-scale elements like windows, 2D panels, and 3D volumetric modules, to entire housing units.6 The term hybrid modular describes a range of methods, such as combining panels with volumetric modules and combining modular methods with traditional ones.7 Transportation and on-site work, such as connecting modules to service lines, will almost always be
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	needed. Approvals, certifications, and risk profiles differ between the many methods.8
	Modular construction has a range of benefits. Projects built in factories can progress year-round in all weather conditions.9 Indoor assembly can improve quality control, worker safety, and cost-effectiveness. Modular construction can reduce wasted materials and allow for the recycling of modules after a building is taken down. Modular buildings may also reduce energy consumption over their life cycles.10 Despite these benefits, modular construction remains only a small part of the Canadian construction industry. However, Canada has a long history with modular housing. Nova Scotia produced modular homes for remote areas in the 1890s, and material and labour shortages encouraged modular construction during the Second World War. The sector grew to a peak of 15% of market share in single-family residential construction by the 1970s, then declined through the next two decades when modular methods couldn’t effectively deliver popular “lifestyle” features like open-concept interiors. Estimates of this decline vary, however, and industry surveys indicate that the sector grew back to around 15% of single-family residential construction
	throughout the 2010s.11 Even as the sector shrank, traditional construction adopted some of its productivity-enhancing methods and modular components.12
	In 2004, Canada’s modular housing sector represented only 1.5% of the residential construction sector’s economic output.13 Modular construction has since grown to represent 4-6% of Canadian construction activity.14 Multifamily homes now make up the largest and fastest growing segment of the Canadian modular sector, comprising 43% of the sector’s spending in 2024.15
	Canada’s modular sector is quite regional, with clusters in British Columbia (B.C.), the Prairies, Ontario-Quebec, and Atlantic Canada, rather than any single builder operating effectively at the national scale. Transportation costs, site logistics, and region-specific code expertise all push firms toward regional production and delivery models, suggesting that Hus will need locally grounded partners and regional strategies if it expands beyond Ontario.16
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	Approach
	Hus’ approach is hybrid modular, using wood and aluminum panels for a wide range of housing types. A life cycle assessment (LCA) system for carbon reporting is embedded in all of their modules. Hus designs its energy efficient panels as part of a smart home system for temperature control, water filtration, EV charging, insulation, HVAC, and lighting. Initially, Hus will use steel frame structures rather than poured concrete or mass timber, due to greater ease and speed of assembly. To develop a hybrid mass timber and steel system, Hus is collaborating with engineering firm Blackwell, mass-timber manufacturer Element 5, Loftin Project Management, and sustainability expert Melinda Zytaruk. The added weight and logistical costs of transporting mass timber structures remain a challenge.
	To get started, Hus is partnering with two Asian manufacturers to make panels and is building a warehouse in Ontario to assemble units. This will let Hus test its methods on early projects, without the large capital costs of setting up a new factory. However, importing panels can complicate compliance with Canadian codes, such as the CSA A277 certification.17 Hus plans to build its manufacturing capacity in Ontario and eventually make panels in-house or in partnership with established Canadian manufacturers. Hus consulted with modular companies in
	China, Brazil, and across Europe to learn about their production processes, and is trying to adopt their ideas to Canadian weather conditions and locally available materials. Over the last year, Hus signed with two manufacturing partners for different product types – one for detached family homes and another for capsule homes, made for the resort and hospitality market.
	“At the initial state we just need a place to assemble things. We don’t need the machinery. I think that’s the flexibility that we have, we don’t need massive scale on the manufacturing site.”18
	Initially, Hus pursued partnerships with local governments, nonprofits, and developers who would be willing to contribute land they already owned at no cost. Hus would pair them with their manufacturing partners, who are willing to finance the entire cost of manufacturing through revenue-sharing agreements or equity-based partnerships, ensuring lower-barrier developments that all of them could use to pilot new housing models. Yet, early conversations with local governments and community land trusts indicated that Hus needs to first demonstrate a successful pilot, driving Hus to place its immediate focus on private landowners, developers, and landlords to build lease or lease-to-purchase projects. One early example has been a detached residential project in Stouffville, where Hus has
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	partnered with a private landowner and is working to find the right manufacturing partner. For market units, Peakhill Capital is providing financial support through bridging loans, refinancing options, and exit strategies. Hus is contracting Mercana Growth Partners to develop its institutional investor connections and market integration strategy. Hus describes this strategy as “vertical integration” of in-house modular systems, certification, and assembly, and “horizontal integration” of its brands, manufacturing partners, and financing.

	Barriers
	While an assembly-only model lowers upfront capital requirements, this approach can still face regulatory barriers if inspectors must attend multiple stages of assembly in the warehouse.19 Hus is facing certification barriers and cost uncertainty as it considers various systems: some options are not mature enough, unsuited to Canadian bylaws, or not straightforward enough to certify and permit. One example has been a project in Rice Lake, where plans to build resort units reached site-level discussions but have been paused until a certification pathway is clear. As a result, Hus is prioritizing more mature systems with clearer paths to certification.
	Another barrier has been the negative perception of modular housing. Hus notes that many developers see the method as high-risk, many contractors are inexperienced with modular timelines, and many workers lack specialized training for modular methods. Canadian building codes are also inconsistent across jurisdictions, unclear on standards for modular projects, and require duplicated inspections at on-site and off-site locations.20 Modular companies also sacrifice some of traditional construction’s flexibility and customizability by producing standardized modules at scale.21 Other challenges include misaligned on-site and off-site schedules, high transportation costs, and local regulations that make standardized delivery difficult.22
	However, joint ventures between modular manufacturers and private sector developers are rare in Canada, in part because the industry remains fragile and because many investors lack a deep understanding of off-site construction risks. While Hus’ low cost, partnership‑driven model offers several advantages, it also concentrates risk if joint venture partners underestimate the complexity of modular delivery. Many Canadian modular manufacturers instead rely on public sector procurement for projects like schools,
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	healthcare facilities, and affordable housing, which are well-suited to volumetric modules.23
	Hus hopes that non-market housing providers will have a demand for cost-effective, quickly deployed units. If a strong connection can be made with the non-market housing sector, this could create a steady pipeline of projects that could implement and test Hus’ designs and support its initial investments. The modular industry is still constrained by an uneven pipeline of projects and fragile business models, particularly for new entrants without a long project delivery track record. Even promising approaches like Hus Group’s will only scale if they are able to secure a multi‑year backlog of work and diversify outside of housing, for instance into institutional and commercial projects, so as to keep factories and assembly operations running near capacity.24

	Impact and scalability
	Hus will begin production in Ontario and hopes to expand to B.C. and Quebec in the future. Hus is also talking with funders and Canadian manufacturers interested in joint ventures. Financial partnerships will be crucial, as modular companies’ need for large upfront investment is often
	misaligned with how funders traditionally provide incremental funding over a construction project’s timeline.25
	Policy changes across Canada can improve the viability and adoption of modular construction. For example, municipalities could align their approval processes and zoning to fast-track projects based on the CMHC Housing Design Catalogue. That would allow modular builders to scale production for standardized project types, designing for approved materials and lot sizes in advance. The catalogue prioritizes accessory dwelling units (ADUs) and multiplexes, which are well-established in the modular sector. Later releases are set to include “modular and prefabricated designs across housing typologies... given the opportunity to improve productivity within the sector.”26 While standardization in general makes the “development process for modular a clear fit with [a] catalogue concept,” catalogue designs could be specifically optimized for offsite construction.27
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	Many Canadian cities are also planning for greater housing density. Cities allowing more housing types like multiplexes, apartments, and ADUs could increase both the supply of affordable housing and the pipeline of projects that modular builders need to scale. A majority of cities participating in the federal Housing Accelerator Fund are receiving incentive funding for initiatives to increase density, such as promoting missing middle housing, greater infill density, ADUs, and as-of-right zoning.28 CMHC construction financing could help Hus and other modular builders get started, by derisking projects and sending a signal to other partners and conventional lenders.
	At a larger level, Canada can support the growing modular sector’s research and development. The National Research Council of Canada, the Offsite Construction Research Centre at the University of New Brunswick, and University of Alberta recently released a report documenting how other countries adopted modular construction and proposed a Canadian strategy. A key component is to develop seven regional research clusters that would lead local initiatives based on each region’s existing industry, strengths, and needs.29 A national framework for categories and definitions of industrialized construction is essential for coordinating
	across hubs, policy targets, and the private sector.30 Hus has an opportunity to scale up its activities across Canada if it is able to coordinate with these regional hubs, and with local manufacturing and assembly capacity tied into provincial and territorial building codes and transportation corridors.31
	Finally, Hus is ahead of the curve on tracking embodied carbon over the full lifecycles of its buildings and hopes that other jurisdictions will follow Vancouver’s recent example of requiring “designers to calculate, limit, and later reduce embodied carbon.”32 Such standards could encourage developments by modular companies best equipped to deliver low-carbon standards and wider adoption of sustainable construction methods. The launch of Build Canada Homes with an emphasis on modern methods of construction, demand for denser communities and sustainable homes, and public investments have the potential to assist Hus and other modular manufacturers and to stimulate off-site construction into a large-scale, viable industry to help meet Canada’s housing needs.
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