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Introduction

The importance of safe, adequate and affordable housing to a household and community
cannot be understated. Beyond the basic human need for shelter, proper housing has been
shown to improve the physical and mental health of households, reduces stress and help
improve the economic vibrancy of a community. The latter is reflected in the ability to free up
income to spend on shelter related costs in the community and the ability to retain and at-
tract residents and staff of local employers.

The intent of the St. Thomas - Elgin County Affordable and Social Housing Strategy is to help
support Strategic Direction 1 of the local Housing and Homelessness Plan: Increase affordable
housing supply to meet projected need. In addition, this strategy also looks at how the St.
Thomas and area municipalities within Elgin County can preserve the existing supply of social
and supportive housing.

To accomplish these objectives, this strategy will examine the following areas:

Exploring and establishing how affordable housing can be defined;

A housing needs and demand study to explore what kind of affordable housing is
needed presently, in the future and in what locality within St. Thomas and Elgin Coun-
ty;

How the City of St. Thomas could leverage its assets to build more affordable housing;
Potential financial incentives from the City of St. Thomas and area municipalities in
Elgin County to help support the construction of affordable housing;

Updating the City’s existing municipal housing facilities by-law to incorporate best
practices;

Providing recommendations on the implementation of second unit policies for the
City and area municipalities’ Official Plan and Zoning by-laws;

Outlining the structure and content of a possible Lodging House licensing by-law;
Outlining the structure and content of a possible Informal Residential Care Facility by-
law; and

Examining the implications of Ontario’s Inclusionary Zoning policies within the St.
Thomas and Elgin County context.
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Defining Affordable Housing




Defining Affordable Housing -
Recommendations




Population and Household Trends
Population Trends

Between 2011 and 2016, St. Thomas grew by 1,007 person (201 per year) or 2.6%
from 37,905 to 38,909 while Elgin County grew by 509 persons (102 per year) or
1.0% from 49,560 to 50,069.

By 2041, St. Thomas is expected to grow by 12,188 persons (487 per year) or 30%
(1.2% per year).

Recent and future growth is caused by older adults and seniors moving to the
area to retire and younger households seeking comparatively affordable owner-
ship housing.

Age Trends

St. Thomas and Elgin County (42.5 years) are older than the London CMA (40.7
years) and Province (41.3 years).

The aging population reflects baby boomers entering into retirement, an influx
of older adults into the area for affordable housing and a relatively modest num-
ber of households with children moving into St. Thomas and Elgin County.

Household Trends

The number of households grew more than twice as fast as population in St.
Thomas (5.4% or 895 households) and Elgin County (3.4% or 610 households).
The increase is driven largely by growing numbers of 1 and 2 person households
such as couples without children and one-person households.

Such trends are a result of the growing number of older adult and senior house-
holds.

Household Income

Between 2010 and 2015, after tax income rose by 9.0% in St. Thomas/Elgin
County which is lower than the London CMA (9.9%) and Ontario (11.2%).

One person and lone-parent households have the lowest incomes ($30,614 and
$44,672) while couples with and without children generally have the highest.
The incidence of low income declined in Elgin County (-230 persons) but rose in
St. Thomas (110 persons)

Change in age of population of St. Thomas/Elgin County,
2011-2016
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Source: Statistics Canada (2011, 2076) Catalogue no. 98-316-X2016001

Change in Household Types in St. Thomas/Elgin County,
2011 -2016

St. Thomas/Elgin County

2011 2016 | Change

Couple without Children 10,025 10,580 555
Couple with Children 10,385 10,100 -285
Lone-Parent 2,830 3,065 235
Other Census 1,590 1,565 -25
Mon-Census 8,645 9690 1,045
One-Person 7,855 8,840 9845
Two-or-more person 805 850 45
Total| 33,475 35,0000 1,525

Source: Statistics Canada (2016), Catalogue no. 98-316-X2016001
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Population and Household Trends

Dwelling Types
«  More than 86% of new dwellings (2,400 of 2,800) in St. Thomas/Elgin County Building Permits for Dwelling Units in St. Thomas, 2007 - 2017
between 2006-2016 were single detached while apartments made up only 10% | 150
(285 units). Remainder were in semi-detached, townhouses and other forms.
«  More than half of new apartments constructed in St. Thomas and were funded
through affordable housing programs.
« Two recent rental developments include 49 unit apartment building in Aylmer | .29

1,308

1,400

1,200

and 400 apartment development in St. Thomas (proposed for Alma College 800
site). -
Housing Tenure

400
« Between 2011 and 2016, number of renters in St. Thomas/Elgin County in-

creased by 1,110 with the majority in St. Thomas (625 or 56%), Dutton/Dunwich
(115 or 10%) and Aylmer (105 or 9%). 0
« During this time, the number of owner households increased by 390.
« Therise in renter households is attributed to the growing number of older
adults and seniors moving out of ownership dwellings for a variety of reasons.

180
157

w
H B . .
|
Single Det. Semi-Det. Apartments  Townhouse Duplex
City of St. Thomas (2017)

Ownership Market Change in Profile of Renter Households in St. Thomas/Elgin County,
« Since 2012, home prices in St. Thomas have increased by 35.7% from $191,607 2011-2016
to $260,037. 600
- Inflation during this period was 7.0%. - =
+  Priceincrease reflects increasing land and construction costs and demand from
households and investors coming from the Greater Toronto Area and London. -
Rental Market - 215
« Vacancy rate is 1.4% in St. Thomas/Elgin County (3.0% is a balanced market) 200
« Average monthly rents have increased by 10.1% between 2013 and 2017 (infla- | .4, 9
tion was 7.0%).
« Bachelor -$ 469/month Ul 25034 33 451051 551064 651074 75MMars
o One Bed _ $ 687/month -100 r‘_egasrs years years years years years -50
« TwoBed -$ 855/month 200 A=
« Three Bed - $1,169/month Source: Statistics Canada (2006, 2076), Catalogue no. 97-554-XCB2006034 and 98-400-
X2016227
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Centralized Waiting List

Number of persons on waiting list has increased by 57% (214 persons)
from 160 to 374 persons

Majority on waiting list living in St. Thomas (254 or 68%), Aylmer (38 or
10%) and Elgin County (16 or 4%). Remainder are from areas outside of St.
Thomas/Elgin County

Housing Affordability Problems

3,540 households in St. Thomas/Elgin County are paying more than 30% of
their income on shelter costs

Greatest concentration is in St. Thomas (2,090 households or 60%), Aylmer
(380 or 11%) and Central Elgin (195 or 6%).

Majority of affordability problems occur in households earning less than
$30,000

One-person and lone-parent households and senior households are more
likely to have affordability problems

Social Housing Stock

More than two thirds of St. Thomas/Elgin County’s 1,067 social housing
units are located in St. Thomas (723 or 68%) followed by Aylmer (205 or
19%).

Largest provider is the City of St. Thomas (512 units) followed by Eastwood
Homes in St. Thomas (126 units) and Menno Homes in Aylmer (75 units).
Remainder of providers have 10 to 67 units.

Waiting times: 1.4 years for non-senior adults, 1.9 years for seniors and 2.1
years for families

Affordable Housing Stock

Since 2008, 235 units of affordable housing were constructed. Almost 65%
(154 or 15 per year) were built in St. Thomas, the remaining 81 in Elgin
County (8 units per year)

More than 70% (165) of affordable units had one bedroom

Only 21 of 235 units were built for non-senior households

Waiting list for new affordable units is no less than 1.5 years

Social Housing Demand by Unit Type, in St. Thomas/Elgin
County, 2007-2017
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Location and extent of moderate and severe affordability problems

in St. Thomas/Elgin County, 2016
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Affordable and Social Housing -
Recommendations




Leveraging City Assets

Growing number of social housing providers leverag-
ing assets to build housing
« Limited capital funding opportunities
« High cost of land/construction
« Provincial housing policies (modernization strategy)
« Difficulty in securing land

St. Thomas could leverage existing land, ground ori-
ented houses
« 168 dwellings could be leveraged
+ Intensifying underutilizied social housing sites (200
Chestnut St., 230 Talbot St., 58 Myrtle St., Aylmer)
« 14 homes to be sold, proceeds to help build 230
Talbot St. - Phase 1

Benefits of leveraging City owned assets
+ Increase number of affordable units
+ Adjust city owned stock to demographic changes
+ Improve accessibility
« Reduce operating/capital costs
 Source of affordable ownership housing
+ Limited availability of “clean” and properly sized
sites
« Plan for future allocations of capital funding

200 Chestnut St., St. Thomas

Type of Dwellings in
City Owned Housing
Stock (2018)

326

s Detached = Semi-Detached - Townhouses = Apartments
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Leveraging City Assets - Recommendations

Rendering of 230 Talbot St. (Phase 1) ) 58 Myrtle St., Aylmer
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Growing number of municipalities using financial incentives
to help create affordable rental housing. Common incentives
include:

Tax Increment Financing - Increases in property taxes
from site improvements are delayed for up to 20 years.
Full value of taxes begin at the end of eligible period
Development Charge Grant/Waiver - A grant or waiver
from municipal Development Charges for eligible devel-
opments

Development Charge Deferral - Defers the payment of
Development Charges to a later date (either upon com-
pletion of construction or 10 - 20 year period)
Municipal Fee Grant/Waiver - A grant or waiver from
municipal fees associated with development approvals
applications

Housing Trust Fund - Municipally created fund to pro-
vide capital funding for affordable housing developments
Second Unit Funding - Capital funding to help support
the creation of legal second units

Implemented through Affordable Housing Community Im-
provement Plan on portions (e.g. transit corridors - Cambridge)
or entire built-up area (e.g. Barrie, Peterborough)

Most important incentives according to local developers:

Capital funding
Development Charge Waivers
Tax Increment Financing (long term)
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Barrie's Affordable Housing CIP is shown in blue and overlaps with the
downtown CIP (area in red outline). Source: City of Barrie (2018)
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Affordable Housing Incentives -
Recommendations




Updating Municipal Housing Facilities By-law




Updating Municipal Housing Facilities -
Recommendations
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What Are Second Units?: Self-contained residential

units with kitchen and bathroom facilities within or
outside a house

Key Benefits of Second Units: | i Primary 1

+ Increase new rental stock in a community | op Dwelling !

+ Increase neighbourhood density

« Provide flexible living space (can be repurposed T
at later date) i 1 Secondary I

+ Relatively affordable rental units compared to 97 Suite 1 ‘
new market units

+ Improve housing affordability for home owners L

« Create inclusive neighbourhoods Source: City of Vaughan

Province has mandated that all municipalities permit second units in Official Plans and Zoning By-laws for single
and semi-detached and townhouses
« OP and Zoning policies cannot be appealed to Ontario Municipal Board

Existing City of St. Thomas Planning Policies
« OP permits second units in single detached, semi-detached and duplex dwellings
« No provisions for second units in Zoning By-law 50-88
« Zoning by-laws permit Converted Dwellings: allows a dwelling to be divided into two or more dwelling units
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Second Unit - Recommendations




What is a Lodging House? Residential dwelling where single rooms (bedrooms) are rented to non-related tenants and
share common facilities such as a bathroom, kitchen and common area.

Why are lodging houses important?

« They provide a source of affordable housing for one and two person households who have low incomes but can't ac-
cess social housing.

« Monthly rents are typically $325 - $450 compared to $687 for a one bedroom apartment.

Demand is still high due to low availability of affordable housing and out-patient population from the Southwest
Centre for Forensic Mental Health Care.

11 known lodging houses in St. Thomas, most near downtown

City has a lodging licensing by-law 123-88 (1991) but has not been used in 10 years. Purpose of licensing by-law is:
« Ensure tenants live in a safe and sanitary conditions

« ldentify location of and preserve lodging house units

iti i — Market Market
“Shoters’ | Housing | Housng | Housing | Remal  Homeownersnip
Housing Housing

Lodging Houses on the Housing
Continuum

Source: CMHC, 2018
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Lodging House Licensing By-law -
Recommendations




Residential Care Facilities (RCF) provide supportive housing to non-senior individuals who require as-
sistance for daily activities due to physical disabilities, mental health and addictions challenges.
« Level of supports varies depending on individual need but are most commonly in the form of meals,
administration of medicine, bathing, supervision etc.
« Found in a wide variety of settings from converted single family homes (boarding or group homes) to
large-scale facilities

Importance of Residential Care Facilities:
« Reduced visits to hospitals and correctional facilities;
« Preventing homelessness by providing stable housing; and
+ Allow tenants to recieve holistic supports in the community rather than an institution

Most RCF’s are formally licensed and regulated by the Province of Ontario and receive per bed operat-
ing subsidies
- Some informal facilities may receive operating subsidies from local support service organizations if
they comply with local standard of care policies
- Some informal facilities do not receive operating subsidies as they do not adhere to local standard of
care policies and are not licensed by the province
« Two informal facilities in St. Thomas, some unregulated beds within formal facilities

St. Thomas is exploring the possibility of creating an RCF licensing by-law to:
« Ensure RCF’s are safe and that they comply with Building/Fire Code and property standards
« Provide requirements for staff and general administration for RCF’s to ensure tenants safety and rights
are respected
« Ensure that suitable supports are being provided to tenants
« Track the number of informal/unlicensed beds in St. Thomas
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Informal Residential Care Facility Licensing
By-law - Recommendations




Inclusionary Zoning Policies

Inclusionary Zoning: Municipal program that requires private developers to allocate a portion of their housing units in

new residential developments for lower and moderate income households

Key Principals/Benefits of Inclusionary Zoning:

« Providing an adequate supply of safe and affordable housing is a societal responsibility
- Affordable rental and ownership housing should be available in all neighbourhoods

« Reduce the stigma of affordable housing by mixing incomes

+ Avoid the socio-economic problems commonly associated with concentrated affordable housing by mixing market

and affordable housing

Ontario passed legislation in April 2018 permitting municipalities (not mandatory) to enact Inclusionary Zoning

with the following provisions:

« Applicable only in developments with 10 or more dwelling units

« Municipal Assessment Report (need for affordable housing, im-
pact of policies on housing market)

« Amend Official Plan/Zoning Policies

+ Reporting Requirements

« Exempted Developments

Limited applicability in St. Thomas due to following factors:
« Low number of non-affordable multi-residential developments
+  Units would would likely only be secured through new subdivi-
sions
+ Reluctance of most home builders to provide inclusionary units
+ Incentives and planning provisions (e.g. density bonus) may be
needed to secure land or affordable units

Development built under the Montgomery County
Maryland, inclusionary zoning ardinance, The
inclusionary units are in the middle. Photo by Eric Larsen
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Inclusionary Zoning -
Recommendations







