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1. INTRODUCTION

Macaulay Shiomi Howson (MSH), in association with Watson & Associates Economists Ltd.,
was retained by the City of Stratford to undertake an Official Plan (OP) Review for the City. A
key component of this assignment was to review affordable housing needs in the City. This
included a review of housing affordability in terms of home ownership and rental
accommodation in Stratford in comparison to the County and the Province and also assessed
public housing in the City. The study also examined socioeconomic, demographic parameters
along with the City’s housing structure to identify existing and forecast need for affordable
housing in Stratford.

This report builds on and updates “A Housing Action Plan for Stratford: 2008,” prepared by the
Affordable Housing Action Committee and the “City of Stratford, Town of St. Marys & Perth
County Housing Needs Assessment,” prepared by SHS Inc. in 2003. It is intended that this
study will facilitate the development of OP policy recommendations and strategies geared
towards affordable housing for the City and also serve as a basis for the development of a ten-
year housing and homelessness plan in accordance with the Housing Services Act.

1.1 Background

Housing costs are typically the most significant household expenditure and the costs associated
with housing relative to household income can have a significant impact on household well-
being. Measuring affordability typically involves comparing housing costs to household income.

“Affordability,” as defined in this context, is continually changing and is based on a number of
parameters, including the dynamics of the housing market (supply and demand), mortgage
costs (determined by interest rates), operating costs, characteristics of households (household
income, position in life cycle, lifestyle choices) and government policy.

To maintain a well-balanced, strong community and ensure long-term sustainability, it is vital
that a municipality offers a wide range of housing options for a broad range of income groups.
This includes a provision for affordable housing. Affordable housing includes both low-cost
market housing for homeowners and renters, and non-market housing available at subsidized
rates.’ The availability of affordable housing is a key factor in attracting and retaining people to
a community.

Though the provision for a broad range of housing is largely determined through the supply and
demand dynamics of the market, the opportunities for affordable housing for low and moderate
income households and special needs housing are often not met through the private for profit

! Municipal Tools for Affordable Housing, Ministry of Municipal Affairs and Housing, 2011.
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market. As such, the public and non-profit sectors play a critical role in filling this need for
housing.

The provision for housing affordability rests largely on the City of Stratford, as a provider of
social housing in the community (through its designation as a Service Manager") and through
effective local planning which can facilitate and promote affordable housing development
through the private and non-profit sectors.

1.2 Report Structure

The Affordable Housing Review is structured into the following chapters:

Introduction;

Policy Context;

Housing Market Review;

Housing Affordability in Stratford;

Forecast Need for Affordable Housing;

Potential Financial Incentives/Tools to Encourage Affordable Housing;
Affordable Housing Policy Directions; and

Conclusions.

© N kNP

! City of Stratford is one of Ontario’s 47 Service Managers that are responsible for delivering and

administering social and affordable housing
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2. POLICY CONTEXT

In Canada, housing affordability is often measured through the shelter cost-to-income ratio. A
ratio of 30% is commonly accepted as the upper limit for affordable housing." Households
spending more than 30% on housing are generally considered in need of more affordable
housing alternatives. This measure is applicable to both owner-occupied and rental dwellings.

The Province of Ontario? defines affordable housing as:

1. Housing for which the purchase price (or rent) results in annual accommodation costs
which do not exceed 30 percent of gross annual income; and

2. Housing for which the purchase price (or rent) is at least 10 percent below the average
purchase price of a resale unit in the regional market area.

In this report, the concept of housing affordability is reviewed in the context of Provincial
definition #1.

Provincial policy guidelines identify that the provision for affordable housing also address
special needs housing. Special needs housing is defined as any housing, including dedicated
facilities, in whole or in part, that is used by people who have specific needs beyond economic
needs, such as housing for persons with disabilities and the elderly.?

Provincial policy direction requires that a community provide a wide range of housing options,
including affordable housing that can accommodate a wide range of income groups and
household types, as well as people with special needs.* The City of Stratford has a role to play
in this as a provider of social and affordable housing in the community and through effective
local planning which can facilitate and promote affordable housing development through the
private and non-profit sectors.”

Section 1.4.3 of the Provincial Policy Statement, 2005 (PPS) states that planning authorities
shall provide for an appropriate range of housing types and densities to meet projected
requirements of current and future residents of the regional market area. This includes

' The dynamics of housing affordability, January 2008 Perspectives, Statistics Canada — Catalogue No.
75-001-X

% Provincial Policy Statement, 2005.

® Provincial Policy Statement, 2005.

* The Provincial Policy Statement, 2005 defines special needs as any housing, including dedicated
facilities, in whole or in part, that is used by people who have specific needs beyond economic needs,
including but not limited to, needs such as mobility requirements or support functions required for daily
living.

® The City of Stratford is one of Ontario’s 47 Service Managers responsible for delivering and

administering social and affordable housing.
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establishing and implementing minimum targets for the provision of housing which is affordable
to low and moderate income households. In accordance with the PPS, the new Official Plan is
required to outline affordable housing targets based on anticipated need.

In the past few years, major changes have occurred in the Provincial policy and legislative
framework as they relate to the provision of affordable housing in Ontario which need to be
reflected in the new Official Plan. This includes The Strong Communities through Affordable
Housing Act, 2011 which made a number of amendments to the Planning Act, which are
intended to signal to decision-makers that affordable housing is a key priority for the Province.
Effective January 2012, Planning Act provisions are strengthened in several ways. First, a
specific reference to affordable housing has been added to the list in Section 2 of the Act, which
sets out matters of provincial interest:

2. The Minister, the council of a municipality, a local board, a planning board and the
Municipal Board, in carrying out their responsibilities under this Act, shall have regard to,
among other matters, matters of provincial interest such as:

() the adequate provision of a full range of housing, including affordable housing

Second, official plan and zoning by-law provisions have been added to address secondary
suites in both new and existing development, as well as accessory structures; and third, there
are no appeals to the Ontario Municipal Board of these provisions except through the five-year
review of the Plan.

Further, the Province has developed a Long-Term Affordable Housing Strategy and Housing
Services Act (HSA). The HSA provides greater flexibility to Service Managers to address local
housing needs. The HSA also requires Services Managers to develop ten-year housing and
homelessness plans.
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3. HOUSING MARKET REVIEW

The following provides a summary of housing tenure and structure in Stratford and
characteristics of its home ownership and rental markets. This includes a review of social
housing supply and demand in the City.

3.1 Housing Tenure

Housing tenure falls under two categories — owner occupied and tenant occupied. Within the
context of an affordable housing analysis, it is important to understand trends in home
ownership and the relative size of the rental market. As shown in Figure 3-1, within the City of
Stratford, 68% of housing units are owner occupied and 32% are tenant occupied.

Figure 3-1
City of Stratford
Housing Structure by Tenure, 2006

\_ J
Source: Statistics Canada 2006 Census Profile

Figure 3-2 summarizes historical share of owner occupied units within Stratford, Perth County
and the Province over the 1991-2006 period. Figure 3-3 summarizes historical housing tenure
trends in Stratford in terms of total housing units. Key findings include:

¢ Home ownership in Stratford has steadily increased over the 1991 to 2006 period, with
the proportion of owner-occupied dwellings rising from 62% in 1996 to 68% in 2006;

e Home ownership trends in Stratford have generally followed the Provincial trend.
Owner-occupied dwellings as a proportion of total dwellings in Stratford is moderately
lower than in Perth County or the Provincial average; and
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e Over the 1991-2006 period, the number of owner-occupied housing units in Stratford has
steadily increased from 6,970 to 8,770 while the number of tenant-occupied units has
remained relatively unchanged.

Figure 3-2
City of Stratford
Owner Occupied Dwellings, 1991-2006
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Figure 3-3
City of Stratford
Owner Occupied and Tenant Occupied Dwellings, 1991-2006
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Figure 3-4 illustrates the proportionate share of owner-occupied dwellings in Stratford by
dwelling type. As shown, the highest share of home ownership is observed in ground-oriented
housing, including single detached houses (94%), semi-detached housing (84%) and
rowhouses (47%). In comparison, apartments are largely tenant occupied, with owner-occupied
units representing 10% and 26% of units in apartments fewer than five storeys and apartment
buildings five storeys or greater, respectively.

Figure 3-4
City of Stratford
Owner Occupied Dwellings by Type, 2006

Single-detached house 4%

Semi-detached house
Row house

Apartment, duplex
Apartment, building thathas
five ormore storeys

Apartment, building thathas
fewerthan five storeys

0% 50% 100%

% Owner Occupied
\. J

Source: Statistics Canada - 2006 Census. Catalogue Number 97-554-XCB2006026.

3.2 Home Ownership Market

Figure 3-5 summarizes average detached home resale prices and the sales to new listings ratio
for Stratford over the 2008-2012 period.

e The average resale price for a detached dwelling in Stratford was $259,400 in 2012, an
11% increase from the average selling price of $234,700 in 2008;

e Over the period, the sales to new listings ratio has gradually increased from 62% in 2008
to 71% in 2012, indicating an increasingly “sellers market”; and

o Average resale house price appreciation in Stratford has followed the provincial trend
but average prices remain below the provincial average.
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Figure 3-5
City of Stratford
Average Sale Price and Sales to New Listings Ratio of Detached Home, 2008-2012
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Source: Adapted from Huron Perth Association of Realtors sales data by Watson & Associates
Economists Ltd.

A review of housing units currently for sale in Stratford suggests that the City has a limited
number of affordably priced houses for sale. Of the inventory identified, 5% had asking prices
of $100,000-150,000, as shown in Figure 3-6.
Figure 3-6
City of Stratford
Housing Asking Prices, 2012

$400-450
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\_ J
Source: Derived from Realtor.ca real estate listings, June 8, 2012 by Watson & Associates
Economists Ltd.
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3.3 Rental Market

Given the high incidence of low-income households as renters, a more detailed analysis of
Stratford’s rental market was required to better understand the supply and demand trends.

3.3.1 Rental Supply/Demand

As discussed in Section 3.1, as of 2006, the City has a supply of 4,110 tenant-occupied housing
units. As illustrated in Figure 3-7, the majority (56%) of units are comprised of apartments
within buildings that have fewer than five storeys.

Figure 3-7
City of Stratford
Composition of Rental Units by Building Type, 2006
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Source: Statistics Canada 2006 Census

As shown in Figure 3-8, the largest concentration of renter-occupied dwellings in Stratford is in
the downtown core, Campbell Court area, Lorne Avenue East/Downie Street Area and within
the western side of the City.
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Figure 3-8

City of Stratford
Percent of Dwelling Units Renter Occupied and Total Rental Units
by Dissemination Area

Perth 37 Line

Perth 33 Line

Percent of Dwellings Renter Occupied
By Dissemination Area

[ Less than 10%
[J10-25%
[ 25 - 50%
I Vore than 50%

100  Number of Rental Units in Dissemination Area

Source: Derived from 2006 Census data by Watson & Associates Economists Ltd.

Figure 3-9 summarizes the supply of private rental apartments within the City of Stratford by unit
size. As shown, 52% are 2-bedroom units, 39% 1-bedroom units, 7% 3-bedroom units and 2%
bachelor units.
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Figure 3-9
City of Stratford
Composition of Rental Units by Unit Size, 2011
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Source: CMHC Rental Market Reports — Ontario Highlights, Fall 2011

Figure 3-10 summarizes the composition of renters within Stratford. As shown, 52% of renters
are one-person households, while couple family households without children account for 16%,
lone-parent family households 14%, couple family households with children 11%.

Figure 3-10
City of Stratford
Composition of Renters by Family Structure, 2006
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3.3.2 Market Rental Rates

Figure 3-11 summarizes average market rents for 1-, 2- and 3-bedroom apartments over the
2003-2011 period within Stratford. Figure 3-12 illustrates the average annual increase in rental
market rates over the time period. Figure 3-13 illustrates average 2-bedroom rental rates in
Stratford in comparison to the Provincial average over the 2003-2010 period. As observed:

e In 2012, average monthly rental costs in Stratford range from $523 for a bachelor
apartment, $642 for a 1-bedroom unit, $778 for a 2-bedroom unit and $890 per month
for a 3-bedroom unit;

e Over the 2004-2012 period, annual rental cost increases have averaged 1.1% for 1-
bedroom and 3-bedroom units, 1.3% for 2-bedroom units and 2.0% for bachelor units.
With the exception of average annual rent increases for bachelor units, the rental rate
increases have been less than the rate of inflation over the period; and

o Apartment rents in Stratford are moderately lower than the Provincial average, as
illustrated by the difference in rents for 2-bedroom units ($775 and $980, respectively in
2010). The increase in rental rates in Stratford over the 2003-2010 period have been
generally consistent with the Provincial average.

Figure 3-11
City of Stratford
Average Apartment Rental Rates by Unit Type, 2003-2011
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Figure 3-12
City of Stratford

Average Annual Apartment Rental Rate Increase by Unit Type, 2003-2011
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Figure 3-13
City of Stratford
2 Bedroom Apartment Average Rental Rates, 2003-2010
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Source: CMHC Rental Market Reports

3.3.3 Rental Vacancy Rates

3-9

Figure 3-14 provides a summary of average rental vacancy rates for 1-, 2- and 3-bedroom
apartments over the past decade. As shown, as of 2011, the overall vacancy rate of 1.8% is at

Watson & Associates Economists Ltd.
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a decade low and is indicative of a tight rental market. The vacancy rate has declined steadily

from a peak of 6.6% in 2009.

Average Apartment Vacancy Rates by Unit Type, 2002-2011

Figure 3-14
City of Stratford

Year Bachelor |1bedroom | 2bedroom | 3 bedroom Total
2002 *%* ** *% *%* *%*

2003 6.3% 1.4% 3.4% 3.8% 2.7%
2004 6.1% 1.9% 1.9% 1.3% 1.9%
2005 12.9% 2.1% 5.2% 5.7% 4.2%
2006 o 3.2% 5.2% 6.3% 4.6%
2007 * 3.7% 4.3% 3.0% 3.9%
2008 ok 2.4% 4.3% 3.2% 3.4%
2009 * 3.8% 8.8% 4.7% 6.6%
2010 ** 4.9% 7.9% 5.2% 6.4%
2011 o 1.0% 1.9% 2.5% 1.8%

Source: CMHC Rental Market Reports — Ontario Highlights
** Data unavailable

3.4 Trends in Housing Sector

As summarized in Figures 3-15 and 3-16, residential housing construction in the past decade
has been oriented towards the higher income ownership market. Key findings are:

e Over the 2002-2012 period, 73% (773 units) of completions have been built for the
ownership market with 27% (288 units) intended for the rental market;

e Of the housing constructed for the ownership market, the majority has consisted of
single family homes and a limited number of semi-detached, rowhouses and apartments;
and

e Of units built for the rental market, the vast majority have been apartments.
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Figure 3-15
City of Stratford
Housing Completions — Ownership vs. Rental, 2002-2011
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Source: CMHC Completions

Figure 3-16
City of Stratford
Housing Completions, 2002-2011

Housing Type Units % of Total| Relative Affordability

Ownership Market

Single Family 482 45%
Semi-Detached 158 15% LEAST
Rowhouse
114 16%
(Freehold/Condo) 6%
Apartments 0
(Condos) 19 16%
Subtotal 773 73%

Rental Market

Rowhouse 5 0%

Apartments 283 27% MOST
Subtotal 288 27%

Total 1,061 100%

Source: CMHC
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3.5 Social Housing in Stratford

The City of Stratford is a provincially designated Service Manager of social housing within
Stratford, Town of St. Mary’s and Perth County. The City is responsible for the funding and
administrative functions for 1,247 social housing units within the service area.’ This includes
municipal public housing units, private and co-operative non-profit social housing units, rent
supplement housing units and federal affordable housing units.

3.5.1 Inventory of Units

The City of Stratford has a total inventory of 886 social housing units, representing
approximately 22% of total rental units in the City.? This is largely comprised of apartments, but
also includes some ground-oriented housing in the form of single detached homes and
townhouses.

As illustrated in Figure 3-16, 46% (412 units) of the total social housing units are public housing
units (owned and operated by the City of Stratford), 33% (289 units) are co-operatives and non-
profit housing, 18% (160 units) are rental supplement units (units owned by private for profit)
and 3% (25 units) federal affordable housing. Since 2002, the humber of social housing units
within Stratford has increased marginally from 857 units.?

Figure 3-16
City of Stratford
Subsidized Housing Units by Type, 2012

4 )
Federal
Affordable
Rent Housing
Supplement 3%
18%
\. J

Source: Derived from City of Stratford Social Services subsidized housing data by
Watson & Associates Economists Ltd.

L As per data provided by City of Stratford Social Services Department.

z City had 4,110 renter occupied dwellings in 2006 (886 / 4,110 = 22%).

City of Stratford, Town of St. Marys and Perth County Housing Needs Assessment, 2002
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Of the total units, 90% are rent-geared-to-income. The remaining units (10%), though not
subsidized, are considered “affordable housing.”1

As illustrated in Figure 3-17, 37% of the subsidized housing units within Stratford are designated
for adults (singles and couples without children), while 31% are designated for families, 15% for
either adults or families and 17% for seniors.

Figure 3-17
City of Stratford
Subsidized Housing Units by Client Group, 2012

Adult/Family
15%

\_ J
Source: Derived from City of Stratford Social Services subsidized housing data by
Watson & Associates Economists Ltd.; excludes rent supplement units

3.5.2 Waiting List

The City of Stratford Housing Division maintains a “co-ordinated and centralized application
system.” There is currently a waiting list for public housing, co-op/non-profit, rent supplement
and federal housing. Based on data provided by the City, Stratford currently has 137 applicants
waiting for affordable housing. As illustrated in Figure 3-18, the number of persons on the wait
list has remained relatively stable over the past five years, ranging between 123 and 147. It
estimated that it takes approximately 12-24 months for those on the waiting list to be housed.?

! Units have lower rents than market rates due to that fact that they are run by non-profit organizations

and limited by the Province in terms of annual rent increases.
2

Based on data provided by City of Stratford Social Services
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Figure 3-18
City of Stratford
Number of Applicants on Subsidized Housing Waiting List, 2008-2012
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Source: 2010-2012 data derived from City of Stratford Social Services subsidized housing
data by Watson & Associates Economists Ltd.; 2008 data from A Housing Action Plan for
Stratford: 2008, Affordable Housing Action Committee.

Of the applicants on the City’s waiting list, 62% are waiting for 1-bedroom apartments
(comprised of singles and couples) while 38% are families requiring 2-bedroom units or larger.
Of the total applicants on the waiting list, 8% are seniors. The composition of the waiting list by
client type is similar to that identified in 2008.*

Based on the number of applicants on the waiting list and corresponding wait times, it is
concluded that there is an unmet demand for social housing in Stratford.

3.6 Student Housing in Stratford

With the development of the University of Waterloo Stratford Campus, a related affordable
housing consideration is the need for policies related to student housing. The provision of
affordable student housing is a consideration for the success of the Stratford Campus. However,
the integration of such housing with the rest of the community is also a consideration.

! As identified in A Housing Action Plan for Stratford: 2008, Affordable Housing Action Committee
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3.7 Observations

Based on the housing market review of Stratford, the following can be concluded:

e A significant share of dwellings within Stratford are owner-occupied and this share has
been increasing as the number of owner-occupied units has grown, while the number of
tenant-occupied units has remained relatively unchanged,

e The majority of single detached and semi-detached homes in the City are owner-
occupied, while the majority of apartments are tenant-occupied,;

e Similar to Provincial trends, housing prices in Stratford have appreciated, with the selling
price of a detached home averaging $260,000;

¢ The number of affordable homes for sale in Stratford is limited;

e The rental market in Stratford consists of 4,110 units, largely comprised of apartment
dwellings of 1- and 2-bedroom units;

o Rental market rates in Stratford are relatively low compared to the Provincial average
and have appreciated at a relatively low rate, but vacancy rates (as of 2011) are at a
decade low;

o Over the past decade, housing construction has been relatively well balanced to meet a
broad range of income groups. This includes development of rowhouses and apartment
condos for the ownership market and rental apartments for the rental market which meet
the demands for affordable housing in the community; and

e The City of Stratford also provides a range of subsidized housing options for which there
is unmet demand, comprised of a waiting list of applicants who wait an average of 12-24
months for accommodation. Over the past five years, the number of applicants and the
corresponding wait times have remained relatively unchanged.
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4. HOUSING AFFORDABILITY IN STRATFORD

Part of this assignment is to review the baseline conditions in Stratford with regard to affordable
housing. This chapter provides a review of existing conditions and recent trends within the City
of Stratford in regard to household income and housing affordability.

4.1 Household Income

Household income is a key component to determining relative housing affordability in a
community. Average household income and prevalence of low-income households in Stratford
is reviewed herein.

4.1.1 Average Household Income

Figure 4-1 summarizes the average household income in Stratford in 2006 compared to the
County of Perth and the Provincial average. Figure 4-2 presents the proportionate share of
households in Stratford, Perth County and the Province which earned less than $30,000 per
year. Key observations include:

e Stratford has an average household income of $65,000 which is comparable to that of
the County of Perth, but moderately lower than the Provincial average of $78,000; and

e Of Stratford households, 23.7% earned less than $30,000 per year. This is marginally
higher than the 20.4% within the County and the Province average of 22.1%.

Figure 4-1
City of Stratford
Average Household Income, 2006
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Figure 4-2
City of Stratford
Percentage of Households Earning Less than $30,000, 2006
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Source: Statistics Canada 2006 Census

Low-income households, generally defined as those earning less than $30,000 per year, are
largely renters as home ownership is not typically financially viable. As shown in Figure 4-3,
69% and 59% of Stratford households earning less than $20,000 per year and between $20,000
and $29,999 per year, respectively, are renters. This is compared to 32% for all income groups
and 10% for households earning $60,000 or more per year.

Figure 4-3
City of Stratford

Proportionate Share of Renters by Household Income, 2006
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Source: Statistics Canada 2006 Census
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4.1.2 Household Income Growth Trends

Figure 4-4 illustrates the average household income in the City of Stratford and the Provincial
average over the past decade. As shown, the average household income in Stratford increased
from $54,000 in 2003 to $76,000 in 2012, an annual average increase of 3.5%, above the rate
of inflation during the period. This is comparable to the Province of Ontario, which has seen
average household income rise from $65,000 in 2003 to $92,000 in 2012, also an average
annual increase of 3.5%.

Figure 4-4
City of Stratford
Average Household Income, 2003-2012
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Though average household incomes in Stratford have been rising at a relatively strong rate, the
growth rates between owner and tenant occupied households has not been uniform. As shown
in Figure 4-5, the average household income of Stratford home-owners increased from $75,700
to $78,300 (in constant 2005 dollars). In contrast, the average household income of renters
declined during the period, falling from $39,700 in 2001 to $36,900 in 2006.

Watson & Associates Economists Ltd. H:\Stratford\Official Plan Review\affordable housing review.docx



Figure 4-5
City of Stratford
Average Household Income by Housing Tenure
(Constant 2005 dollars), 2001-2006
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4.1.3 Prevalence of Low-Income Households

The prevalence of low-income households' is a good indicator of the demand for affordable
housing. Figure 4-6 summarizes the prevalence of low-income households within economic
families in the City of Stratford in comparison to the County and the Provincial average over the
1996 through 2006 period. Figure 4-7 identifies the prevalence of low-income households in
Stratford by select family category. Key observations include:

e Of economic families in Stratford, 7.1% are defined as low income which is lower than
the Provincial average (11.7%) but slightly higher than the County average of 5.9%;

e Over the 1996-2006 period, the prevalence of low-income households in Stratford has
remained relatively stable;

e Of economic families in Stratford, the highest prevalence in low income is within female
lone-parent and male lone-parent households (23.6% and 12.1%, respectively); and

o A large share (26.4%) of persons living alone are also considered “low income” in
Stratford.

! Prevalence of low income defined by Statistics Canada as the proportion of persons in private
households with incomes below the Statistics Canada low-income cut-off (LICO). The cut-offs represent

levels of income where people spend disproportionate amounts of money for food, shelter and clothing.
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Figure 4-6
City of Stratford
Prevalence of Low Income within Economic Families,! 1996-2006
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1. Excludes persons not in economic family units (e.g. living alone)

Figure 4-7
City of Stratford
Prevalence of Low Income (Before Tax) by Family Structure Type, 2006
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Source: Statistics Canada - 2006 Census. Catalogue Number 97-563-XCB2006017.

Figure 4-8 illustrates the geographic distribution of low-income households within Stratford. As
shown, the highest prevalence of low-income households is within the City’s downtown core and
along Downie Street.
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Figure 4-8

City of Stratford
Prevalence of Low Income Households
by Dissemination Area
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4.2 Housing Affordability

Housing affordability is often measured through the shelter cost-to-income ratio. Affordability is
measured by housing expenditures relative to household income. Statistics Canada and the
PPS define households spending 30% or more of household income on housing costs as
possibly facing housing affordability problems. The relative affordability of housing for both
owner occupied and tenant occupied households is explored in this section.

4.2.1 Shelter Cost to Household Income Ratio, 2003-2012
Household income growth in Stratford has increased generally in line with housing costs. As

such, the shelter cost to household income ratio has remained relatively stable over the 2003-
2012 period, as illustrated in Figure 4-9. As shown, shelter costs accounted for 18.4% of
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average household income in 2003 and have increased only slightly to 18.6% in 2012. In 2012,
the City’s shelter cost to income ratio is comparable to the Provincial average.

Figure 4-9
City of Stratford
Shelter Costs to Income Ratio, 2003-2012

25.0%

118.4% 18.6%

— OO~ o=

= [ N
o a o
e e N
> > >

5.0%

Shelter Cost to Household Income Ratio

0.0% T T T T T T T T T 1
2003 2004 2005 2006 2007 2008 2009 2010 2011 2012
Year
\_ J
Source: Adapted from FP Markets average household income and average shelter cost data by
Watson & Associates Economists Ltd.

4.2.2 Affordability of Home Ownership

Figure 4-10 provides a summary of owner-occupied housing affordability in Stratford compared
to the County of Perth and the Provincial average from 1996-2006. Observations include:

e In 2006, 15.3% of Stratford’s owner-occupied households spent 30% or more of
household income on housing costs, which is comparable to that of the County and
lower than the Provincial average (20.8%); and

e Between 1996 and 2006, the proportion of owner-occupied households in Stratford
which spent 30% or more of household income on housing costs increased slightly from
14.7% to 15.3%. In comparison, the increases in the County of Perth and the Province
as a whole where more significant.
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Figure 4-10
City of Stratford
% of Owner Occupied Households Spending
30% or more of Income on Housing, 1996-2006
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Source: Statistics Canada Census

Of owner-occupied households in Stratford in 2006, approximately 58% have mortgages on
their homes, while 42% own their home outright with no mortgage. As illustrated in Figure 4-11,
of the owner-occupied dwellings with mortgages, 21.5% of households spend more than 30% of
their income on housing costs. This is compared to 6.1% for households without mortgages.
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Figure 4-11
City of Stratford
% of Owner Occupied Households Spending
30% or more of Income on Housing, by Presence of Mortgage, 2006
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A high rate of home ownership is a desirable objective in any municipality as it tends to provide
a greater quality of living environment.! To measure the relative affordability of home ownership
in the City of Stratford, a comparison of average household income with average home prices
(resale units) and corresponding carrying costs was undertaken. Carrying costs include
mortgage payments, property taxes, insurance and utility payments (heating, water and
electricity).

Figure 4-12 provides an assessment of average resale detached home affordability in the City
of Stratford relative to the Kitchener-Waterloo CMA and London CMA. Key findings include:

e The City of Stratford’s average annual gross household income of $76,000 is moderately
lower than in the Kitchener-Waterloo CMA and the London CMA;

e The average cost of a resale home in the City of Stratford is $260,000, marginally higher
than the $245,000 in the London CMA and about 25% lower than the average resale
home in the Kitchener-Waterloo CMA;

e Total monthly carrying costs in Stratford, reflecting mortgage payments, utilities and
home insurance, are estimated to average just over $2,000 per month, slightly less than
the London CMA average and considerably lower than the $2,600 estimated for the
Kitchener-Waterloo CMA;

! People Needing Housing: A Collaborative Housing Strategy for the Niagara Community, Final Draft
Report, Social Housing Strategists, October 2004.
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e In accordance with the above assumptions, the average percentage of household
income in the City of Stratford devoted to housing costs is approximately 32%, which is
slightly above the affordability threshold; and

o Resale unit affordability in Stratford is somewhat lower than in the London CMA and
moderately higher than in the Kitchener-Waterloo CMA.

Figure 4-12
City of Stratford
Home Ownership Affordability Comparison

Kitchener-Waterloo

City of Stratford CMA London CMA
Gross Annual Household Income? $ 76,000 | $ 92529 | $ 82,288
Gross Monthly Household Income $ 6,333 | $ 7,711 | $ 6,857
Housing Purchase Price? $ 259,397 | $ 3444001 % 245,258
% Down Payment 10% 10% 10%
Mortgage Amount3 $ 238,100 | $ 316,200 | $ 225,100
Monthly Carrying Cost @ 5% over 25 years 4 $ 139191 | $ 1,84847 | $ 1,315.91
Residential Tax Rates 1.453772% 1.261903% 1.470269%
Monthly Property Taxes® $ 31425 | $ 362.17 | $ 300.50
Monthly Utilities and Insurance? $ 31835 | $ 464.48 | $ 456.00
Total Carrying Costs $ 2,02451 | $ 267512 | $ 2,072.41
Housing Costs as a Percentage of Household Income 32.0% 34.7%) 30.2%)

Source: Watson & Associates Economists Ltd.

1. FP Markets Canadian Demographics, 2012.

2. Average price ($) single-detached home fromlocal real estate boards

3. Includes the CMHC Mortgage Loan Insurance premium as calculated based on the size of the dow npayment. (10% dow npayment = 2% Standard
4. Assumptions regarding dow n payments, mortgage interest rate and mortgage amortization period provided by Watson & Associates Economists
5. Multi-Year FIR Review - By Municipality.

6. Calculated based on applicable 2010 Municipal tax rates; assessment value assumed to be equal to house purchase price.

7. Reflects natural gas heating, electricity, w ater/ sew er and home insurance costs for an average sized 3 bedroom home. Annual insurance
estimated at 0.43% of house purchase price.

Figure 4-13 illustrates the average purchase price of resale detached homes, townhouses and
apartments in Stratford and the minimum household income required to maintain housing costs
as a percentage of household income at 30%." Key observations include:

e Average price of detached homes in Stratford is $259,400 while townhouses cost
$216,500 and apartments $145,000; and

e To allow housing costs as a percentage of household income to not exceed 30%, the
average household income of purchasers of a detached home must be at least $80,900

! Assumes a mortgage with 10% down payment. Actual carry costs will vary.
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annually. In comparison, household incomes for townhouse and apartment purchases
would need to be $69,800 and $50,600, respectively.

Figure 4-13
City of Stratford
Home Ownership Affordability by Unit Type

Detached Townhouse Apartment

Average House Price’ $ 259,397 | $ 216,507 | $ 143,980

Total Carrying Cost (Monthly)
reflects mortgage, property $
taxes, utilities and insurance

2025 | $ 1,743 | $ 1,266

Minimum Required Gross
Household Income to
Maintain Housing Costs at

30% of Household Income
Annual Income 80,900

6,742 | $

69,800 | $
5817 | $

50,600

Monthly Income $ 4,217

Housing Costs as
Percentage of Household
Income

30% 30% 30%

Source: Watson & Associates Economists Ltd.

1. Huron Perth Association of REALTORS

Rental Market Affordability

Figure 4-14 provides a summary of tenant-occupied housing affordability in Stratford compared
to the County of Perth and the Provincial average from 1996-2006. Observations include:

In 2006, 38.2% of Stratford’s tenant-occupied households (1,575 in total) spent 30% or
more of household income on housing costs, which is higher than the County of Perth
(34.2%) but lower than the Provincial average (44.3%); and

Between 1996 and 2006, the proportion of owner-occupied households which spent 30%
or more of household income on housing costs has declined slightly in Stratford, which is
generally consistent with the trend within the County of Perth. In contrast, the
percentage of households spending more than 30% of income on housing Province-wide
has increased over the period.
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Figure 4-14
City of Stratford
% of Tenant Occupied Households Spending
30% or More of Income on Housing, 1996-2006
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Source: Statistics Canada Census

Of tenant-occupied households in Stratford in 2006, the proportionate share spending 30% or
more of income on housing varies widely by family structure and age cohort of household
maintainer, as illustrated in Figures 4-15 and 4-16, respectively. Key observations include:

o Within one-person households and lone-parent families, 52% and 37%, respectively,
spend 30% or more of income on housing. This is significantly higher than the share of
couple families with or without children (13% and 22%, respectively); and

¢ Households maintained by seniors aged 65-74 and 75+, 52% and 55%, respectively, are
spending more than 30% of income on housing costs; a share significantly higher than
other age cohorts.
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Figure 4-15
City of Stratford
% of Tenant Occupied Households Spending
30% or More of Income on Housing by Household Structure, 2006
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Source: Statistics Canada - 2006 Census. Catalogue Number 97-554-XCB2006038.

Figure 4-16
City of Stratford
% of Tenant Occupied Households Spending
30% or More of Income on Housing by Age of Household Maintainer, 2006
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Observations

Based on the review of housing affordability in Stratford, the following can be concluded:

Though average household incomes in Stratford are lower than the Provincial average,
the prevalence of low income households is lower than in the Province;

The extent to which owner-occupied and tenant-occupied households in the City of
Stratford are facing affordability issues is less pronounced than Provincially;

Home ownership in Stratford is relatively affordable due to moderate housing prices and
relatively strong income growth among owner-occupied households;

In contrast, housing affordability for renter-occupied households is more of an issue; and
With relatively low incomes, and incomes which have declined (in constant terms), a
significant share of renter household (1,575 in total) are spending in excess of 30% of
household income on housing and the rental housing market is not affordable. The
majority of the households facing housing affordability issues are one-person
households and lone-parent families where there is only one income earner. Many of
the households affected are headed by seniors.
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FORECAST NEED FOR AFFORDABLE HOUSING

According to the Demographic and Economic Profile and Population and Housing Forecast
report prepared by Watson & Associates, over the 2012-2032 period, the total number of
households in the City of Stratford is anticipated to grow from 13,400 to 15,400. This represents
an increase of 2,000 over the forecast period.

Figure 5-1 summarizes the anticipated household growth by income group over the 2012-2032
forecast period and the respective housing which each income group can afford, in accordance
with the definition of affordable housing. Key observations include:

Of the anticipated household growth, it is expected that 24% will be in the low-income
range (under $30,000);
Approximately 11% of housing growth will be in the low-moderate range, with a
household income of $30,000-$39,999;
Growth in low to low-moderate income households will be driven by the following:

o0 Empty-nesters and seniors population (55+) is anticipated to make up the

majority of the growth in the low to low-moderate income group. The 55+ age
group is anticipated to grow considerably over the forecast period. A portion of
this group will be on a fixed incomes and more likely to fall into the low to low-
moderate income category; and

The gradual shift in the City’s economic base from an industrial to service-
oriented economy poses challenges regarding the availability of full-time jobs
with competitive wage rates, which may result in lower average household
incomes for a number of the working age families;

Based on the forecast household growth of 2,000 and composition by household
income, the following is anticipated:
0 The City will require a minimum of 475 new rental units, of which 275 should be

associated with some rental assistance program for those households earning
less than $20,000 per year;

225 households ($30,000-$39,999) may be able to afford some form of home
ownership, although household income limits their housing options;

420 households ($40,000-$59,999) can afford home ownership; however,
options are likely limited to row/townhouses and apartments; and

The remaining 880 households, those earning $60,000 and more, have wider
homeownership options, including ownership of detached and semi-detached
units.
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Figure 5-1
City of Stratford
Forecast Housing Growth 2012-2032 and Housing Need by Type

Forecast Growth 2012-

Maximum Affordable Housing Cost*

2032
Household Income :
(2006 dollars) . % of Total Housing
Rent (month) H(guilﬁr\:vngf;')p New Growth Forecast Housing Need by Type
g Households = 2012-2032
Under $10,000 Less than $250 3.6% 75 .
275 Rental Assistance
$10,000 to $19,999 $250-$500 10.0% 200 475 Rental
$20,000 to $29,999 $500-$750 10.0% 200 200 Free Market
$30,000 to $39,999 $750-$1,000 $65,000-$100,000 11.2% 225 225 |Free Market Rental or Possible Affordable Home Ownership
$40,000 to $49,999 $1,000-$1,250 $100,000 - $130,000 11.1% 220 220 Affordable Home Ownership
$50,000 to $59,999 $1,250-$1,500 $130,000 - $165,000 10.0% 200 1,300 Ov':r?;:hip 200 Home Ownership - Limited Options
$60,000 and greater $1,500 and higher $165,000 and higher 44.0% 880 880 Home Ownership - Wide Options
Total 100.0% 1,995

Source: Watson & Associates Economists Ltd.

1. Housing afforability based on 30% income to shelter ratio

Source: Watson & Associates Economists Ltd.
1. Housing Affordability based on 30% income to shelter ratio

As discussed in the City of Stratford Demographic and Economic Profile and Population and
Housing Forecast report, Stratford’s population is aging more quickly than the Provincial
average, led by the baby boomers (born 1946 to 1964). The first of the baby boomers turned 65
in 2011 and over the next 20 years, housing demands in Stratford generated by the baby
boomers will be significant. This will include a need to accommodate a growing number of
seniors’ in housing forms ranging from independent living to full-time care. Given that many
seniors are on fixed incomes and have a higher propensity to reside in rental accommodations,
a significant share of the forecast demand in rental housing will be required for seniors.
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6. POTENTIAL FINANCIAL INCENTIVES/TOOLS TO
ENCOURAGE AFFORDABLE HOUSING DEVELOPMENT

Given the challenges in meeting the identified current imbalance in supply and demand for
affordable housing, Stratford needs to ensure that planning policies and regulations are
supportive of affordable housing initiatives and possibly utilize financial tools/incentives to
facilitate development where fiscally sustainable. Such tools and incentives are explored below.

6.1 Planning Tools/Mechanisms

Opportunities exist to utilize planning related tools/mechanisms to create an environment which
is conducive for affordable housing, particularly for development by the private sector.

Priority Processing of Development Applications

Developments meeting the criteria of affordability, could also be eligible for priority processing
(e.g. fast-tracking, reduced fees) to potentially streamline and/or expedite approvals process for
projects.

Secondary Suites

Under the Strong Communities through Affordable Housing Act, 2011, the City is required to
implement/establish Official Plan policies and zoning by-law provisions allowing secondary
units. This can be an effective means of increasing affordable housing supply without new
development.

6.2 Financial Incentives

Generally, affordable housing projects are less financially viable than other residential projects.
Under the current legislative framework, a range of financial incentive tools/programs could be
used as a means to facilitate and encourage affordable housing within the City, such as
development charge exemptions, grant programs, loan programs and waiving or refunding
building application fees. Many of them could be implemented through Community
Improvement Plans (CIP) where a range of grants, loans and other incentives could be made
available.

The following presents a range of financial incentive tools/programs which are potentially

available to the City of Stratford which could be used as a means to facilitate and encourage
affordable housing, both new development and redevelopment, in Stratford.
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It is noted that the potential benefits of financial incentives (in terms of actually encouraging
development that would otherwise not have occurred) must be carefully weighed against the
potential impacts on municipal revenues as well as in terms of the impact on the municipal tax
levy on user rates.

Development Charge Exemptions

Development charges add to the cost of residential development. For developments that are
marginally viable, the development charge could make the difference between the project being
financially viable or not.

Potential means to alleviate development charges include full or partial exemption from the
Stratford Development Charges Bylaw.

Grant Programs

Grant programs encourage private sector redevelopment and investment by providing funds
equivalent to (or a portion thereof) the incremental tax revenues derived from the development
of the site. From a financial perspective, the principal benefit to the municipality is the gain in
tax revenues from the development activity. Moreover, the development activity is funded
through incremental taxes arising from the development activity and not from existing revenues.
The timing of the grant occurs once the property has been developed, reassessed and taxes
are paid, thus requiring the financing of the redevelopment by the private sector initially. The
financial cost to the municipality is the opportunity cost related to the reduction in tax revenues
during the grant term. The grant is typically restricted to a period of time or the cost of the
development. The grant is typically set at a proportion of the incremental taxes associated with
the development and the grant term is generally 10 years. These are typically utilized through
Community Improvement Programs.

Loan Programs

Residential loan programs provide incentives for development within the designated area.
Under these programs, the municipality provides low or no-interest loans to applicants based on
the costs of the development or value per square foot of habitable floor area. These programs
provide the financial benefits to the municipality of increased tax revenues; however, in the case
of these programs, the loan is provided from existing revenues (if not used in conjunction with
other programs), has to be administered annually by the municipality, and precedes the
completion of the project and reassessment of the property. Moreover, these programs are less
attractive to applicants when compared with similar grant programs because the funds are
ultimately repaid to the municipality. The CIP’s for the Cities of Oshawa, Niagara Falls and
Welland are examples of municipalities which include residential loan programs.
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Special Tax Rates/Property Tax Exemptions

The City should also explore the potential application of special tax rates or property tax
exemptions for affordable housing developments. Possible measures include the development
of property classes for multi unit residential which have a more favourable tax rate than other
residential classes.

Other Financial Incentives

Other financial incentives include:

e Waiving or refunding building application fees; and
o Parkland dedication fees reduction through grant programs to refund cash-in-lieu (CIL)
of parkland contributions or waive parkland dedication fees.
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7. AFFORDABLE HOUSING POLICY DIRECTIONS
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7.

AFFORDABLE HOUSING POLICY DIRECTIONS

To support and facilitate the provision of affordable housing in the City, the following policy
directions should be considered under a section dedicated to housing in the Official Plan. The
current housing section (Section 5 of the Official Plan) provides only limited direction with
respect to affordable housing and housing for special needs.

Affordable Housing Guiding Principles

The City shall work to:

Provide a full range of housing choices, in terms of tenure, form and affordability for
current and future residents of varying economic and physical means, household type
and age cohort;

Encourage and assist in the provision of a wide continuum of affordable housing options;
and

Support improved access to housing for persons with special needs including
emergency/transitional housing, group homes, and assisted living accommodations.

General Policies

The City shall:

Advocate and partner with senior levels of governments to promote the development of
affordable housing, and in particular social housing, in the City;

Pursue funding mechanisms, including provincial and federal financial assistance
programs, for affordable housing initiatives in the City;

Utilize engage and consult with community groups, social housing providers, and
developers to facilitate the development of affordable housing;

Promote and support development of social housing projects by cooperative and non-
profit housing providers where the development generally conforms with the other
applicable policies of this Plan;

Consider development of affordable housing policies related to student housing
associated with the University of Waterloo Stratford Campus; and

Monitor demographic/socio-economic trends and affordable housing needs in the City on
a five-year basis.

Land Use Related Policies

The City shall, where development generally conforms with the other applicable policies of this

Plan:
[ ]

Encourage the provision of affordable housing in plans of subdivision;

Consider the utilization of alternative development techniques and housing designs
where these may lower costs of residential housing development in an effort to lower
new unit housing costs;
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Encourage the integration of affordable housing within the wider housing market to yield
a balanced housing and social mix;

Develop a “Housing First” policy which entails the use of municipally owned (or other
public) surplus lands which are appropriate for residential development for housing
projects of which a certain percentage would be required to be affordable;

Promote revitalization and redevelopment opportunities that will increase affordable
housing supply;

Encourage affordable housing initiatives in built up areas including the Downtown core
through intensification and infill;

Support mixed-use development which allows for residential dwellings in conjunction
with non-residential development;

Encourage affordable housing and in particular special needs housing development
along public transit corridors and nodes and in proximity to shopping, community
services and amenities which enhance mobility and maintain quality of life;

Encourage the preservation and rehabilitation of existing housing to maintain housing
stock through enforcement of the Building Code and Property Standards By-law; and
Regulate conversions of rental housing to other forms of housing.

The following provides a number of potential regulatory and financial tools that the City could
consider exploring as the basis for the development of a comprehensive affordable and special
needs housing strategy.

Requlatory Initiatives

Develop a secondary suite policy as required by the Strong Communities Through
Affordable Housing Act, 2011. This can be an effective means of increasing housing
supply of more affordable units without new development;

Explore application of density and height bonuses as permitted by Section 37 of the
Planning Act, which is a practice of granting densities beyond what would normally be
permitted, to facilitate the development of affordable housing;

Explore increased flexibility in potential amendments to existing zoning that promote the
provision of affordable housing; and

Examine the potential to streamline and/or expedite approvals process for affordable
housing projects.

Financial Incentives

Assess the costs and benefits of development charge exemptions on affordable housing
developments;
Explore the potential application of special tax rates for affordable housing
developments;
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e Examine the potential use of incentives for redevelopment and revitalization programs
which include affordable housing component in areas of the City which are subject to
Community Improvement Plans; and

e Explore the potential use of municipal funds (i.e. social housing reserve funds) for social
housing programs which may include rental supplements and/or direct funding to assist
local non-profit housing development.
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8. CONCLUSIONS

The provision of affordable housing in Stratford has to reflect a continuum of housing needs.
This includes housing options ranging from non-market units including special needs housing
and social housing to affordable market rentals and homeownership.

Stratford, like most communities in Ontario, faces challenges in regards to affordable housing.
Though home ownership is moderately affordable for medium and high income households,
lower income households, who are largely renters, are facing increasing housing affordability
challenges. The City has a relatively large number of low income households and there
appears to be a shortage of affordable rental and social housing options.

The need for affordable and social housing is anticipated to grow during the 2012-2032 period.
There is an anticipated need during the 2012-2032 period for wider affordable home ownership
and free market rental options. Based on the needs analysis completed in this report, the City
should facilitate and promote the construction of affordable housing units oriented towards low
and moderate income households. The provision for affordable housing units should also
include additional social housing which will offer some form of rental assistance in order to meet
the budget requirements of the City’s poorest households. Further, there is also a need to
consider policies for student housing related to the University of Waterloo Stratford Campus.

To meet this forecast need, the City will need to explore strategies to increase the availability of
affordable and social housing through its forthcoming 10-year housing and homelessness plan.
The City will also need to monitor the need for affordable and social housing on a five year
basis.
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