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Executive Summary

The Region of Peel has witnessed many changes in the last fifteen years, such as
rapid populatio n growth, a steady increase in the number of immigrants settling in

the Region, and a shift in socio -economic and demographic conditions. The Peel
Housing Strategy provides a comprehensive review of the current housing

continuum and recommends strategies to meet the housing needs of the Region of
Peel ds current and future residents, i
taken place in the Region.

The direction to develop the Housing Strategy comes from recent provincial
initiatives , including the Provincial Policy Statement (2005) and Places to Grow:
Growth Plan for the Greater Golden Horseshoe (2006), which directs the Region to
develop a housing strategy that will set out a plan and Official Plan policies to
provide a range of housing types to m eet the needs of the current and future
residents in the Region. The Regional Official Plan (Office Consolidation,
November 2005) also directs the Region to develop a housing strategy that will
address affordable, social, and special needs housing components by working in
collaboration with area municipalities. The development of the Housing Strategy is
being undertaken as part of the Peel Regional Official Plan Review work program.

The Housing Strategywas prepared in two parts. The first part involve d the
preparation of three discussion papers aimed at identifying key housing issues.
Discussion Paper 1 focuses on housing availability throughout the life -cycle. It
identifies housing issues and gaps in providing safe, affordable, and accessible
housing to current and future residents at all stages of life. The second discussion
paper, Diversity of Housing Needs, reviews the demographic profile of diverse
population groups, analyzes the demand and supply for emergency, transitional,
supportive and social housing, and identifies issues in meeting the housing needs of
diverse population groups. The third discussion paper, Housing Affordability,
identifies the changing demographic and socio -economic conditions in Peel that
influence housing affordability a nd affordability issues in Peel.

The second part involved the preparation of the Housing Strategy paper, with the
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purpose of consolidating the housing issues and needs identified in the three
discussion papers, as well as to outline the Goals, Objective s and Actions that will
help strengthen housing in Peel Region. A background paper on Tools and Practices
was also prepared in the second phases, which reviews relevant federal,

provincial, and municipal policies, and identifies best practices and innovat ive

tools available to address the identified issues.

Summary of the Key Housing Issues

The housing issues identified in the three discussion papers are identified below.

Adequate and Diverse Housing Supply

An adequate and diverse housing supply is an important component of meeting the
needs of current residents and is required to accommodate future population
growth. Three issues were identified that related to an adequate and diverse
housing supply:

1 A more diverse housing supply is needed to ensure housing choice and
affordability of residents with various economic and personal
circumstances.

1 The supply of some forms of affordable accommodation, such as rental and
rooming housing is shrinking, and the retention and preservation of these
existing housing forms is needed to maintain an adequate supply of
affordable housing.

1 A sufficient supply of land for residential development is needed to meet
the projected population growth targets.

Affordable Housing Supply
Affordable housing, including both rental and ownership, is a key component of the
housing system. The key issues related to the supply of affordable housing include:

1 The supply of affordable rental housing does not meet current and future
needs.

1 There is a lack of ownership housing affordable to low and moderate
income households.

Region of Peel
Housing Strategy (Final- August 2009)



Housing Access and Options for Diverse and Special Needs Groups

A well functioning housing continuum must provide adequate housing options to
meet the needs of distinct groups, and remove barriers to enhance access for these
groups to housing. Likewise, housing and support services must be available for
persons with health and other support needs. The thre e key issues identified
relating to housing access and housing options for diverse and special needs groups
include:

1 The supply of emergency shelter beds, transitional housing, and supportive
housing, as well as homelessness services, are not sufficient to meet the
needs.

1 Some distinct groups are facing particular difficulties finding and
maintaining suitable, adequate and affordable housing, such as youth led
households and lone-parent households.

1 In addition to affordability and health -related issues, some Peel residents
are facing other barriers to accessing housing.

Sustainable, Compact, Complete Communities

Compact complete communities are important in ensuring that the communities
meet the daily and lifetime needs of all people. Meeting the needs of all people
includes the provision of appropriate mix of employment, services, a full range of
housing including affordable housing, community and cultural infrastructure,
schools, recreation opportunities, open space, and access to public transportation
as well as other options for safe, non -motorized travel. The key issues related to
sustainable compact complete ¢ ommunities include:

9 There is a need for the creation of more complete communities in Peel
Region, which accommodate housing along the continuum, provides a mix
of land uses and supports transit while maintain ing appropriate levels of
health and safety.

1 Resddential intensification is an important contributor to the creation of
complete communities in existing neighbourhoods and will also become an
increasingly important method of meeting the growing population
requirements in the Region.

Region of Peel
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9 Existing development and land use patterns have contributed to pressures
on municipal infrastructure and human service delivery.

1 Energy efficiency in housing is needed to limit the environmental impacts of
development.

The issues identified in this paper create the framewo rk for the research contained
in the Tools and Practices Background Paper which in turn provides a foundation
for the specific actions that are identified in the Housing Strategy.

Housing Targets

The provincial initiatives of Places to Grow and the Provincial Policy Statement
require that municipalities establish and implement minimum targets for the
provision of housing which is affordable to low and moderate income households.

Based on the definition of affordable in the Provincial Policy Statement the 2008
affordable rental threshold has been set at a rent of $1,018 (which is the average
market rent for all units) , or purchase price of $144,000 for an ownership unit.
These prices would be affordable to households with incomes of $40,700. The
2008 affordable ownership threshold is a purchase price of $306,800 (which is 10%
below the average price of a resale unit) , or rent of $2,167, which would be
affordable to households with incomes of $86,700.

Annual housing targets for the Region of Peel and each of the area municipalities
are shown on the following page.

<$ Region of Peel
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Key Goals

Based on the issues identified above, four key goals emerged:

Annual Housing Targets, Region of Peel and Area Municipalities (Based on 2008 Rents/Purchase Prices)

Income Threshold

Rent

Purchase
Price

Percentage
of Total
Units

1 Bedroom
2 Bedroom
3 Bedroom
4+ Bedroom

Average

Mississauga
Brampton
Caledon
Peel Region

Social Housing

less than $37,200
less than $900

less than $1,050

less than $1,263

less than $1,525
less than $930

Affordable Rental

$37,200 - $40,720
$900 - $926

$1,050 - $1,063
$1,263 - $1,525

$930- $1,018

less than $132,000 = $132,000 - $144,000

19%
16%
11%
17%

1. Adequate and Diverse Housing Supply

Affordable Housing Supply

3%
3%
2%
3%

2
3. Housing Access and Housing Options foDiverse and Special Needs Groups
4

Sustainable Compact Complete Communities

The Housing Strategy defines objectives as well as actions to works towards
meeting these goals.

Region of Peel
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Market Rental

and Affordable

Ownership

$40,720 -
$86,700

$1,018 - $2,167

$144,000 -
$307,000

34%
37%
28%
35%

Market
Ownership

More than
$86,700

more than
$307,000

45%
44%
59%
45%

Vi



1.0 Introduction

1.1  Study Background

The Region of Peel has witnessed many changes in the last fifteen years, such as
rapid population growth, a steady increase in the number of immigrants settling in
the Region, increased construction activity and a shift in socio -economic and
demographic characteristics. The purpose of developing the Housing Strategy for
the Region of Peel is to assess the current housing situation and the future
affordable, accessible and social housing needs in the context of the recent
changes that have taken place in the Region.

1.2  Study Context

The direction to develop the Housing Stra tegy came from recent provincial
initiatives including the Provincial Policy Statement (2005) and Places to Grow:
Growth Plan for the Greater Golden Horseshoe (2006), which both contain
references to address a full range of housing needs within the Region. The
introduction of Places to Grow required the Region, as well as area municipalities,
to undertake a conformity exercise to meet the population and employment
targets. It also directed the Region to develop a housing strategy that set out a
plan and Official Plan policies to provide a range of housing types to meet the
needs of the current and future residents in the Region.

The Regional Official Plan (Office Consolidation, November 2005) also directed the
Region to develop a housing strategy that a ddresses affordable, social, and special -
needs housing components by working in collaboration with area municipalities
(Section 6.2.2.18). The Regional Official Plan is a broad and strategic plan, which
has general policies that encourage and support the Region and area municipalities
with respect to redevelopment, affordability, and diversity of housing forms and
suggests collaboration between the two -tiers of municipalities and other agencies
to direct the housing growth in coordination with the availabi lity of the necessary
physical and human services. The Regional Official Plan is currently under review
as part of the requirements of the Planning Act which requires Official Plans to be

Region of Peel
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reviewed every five years, and in order to ensure that is it consis tent with
provincial plans, including Places to Grow.

The development of the Housing Strategy has been undertaken as part of the Peel
Regional Official Plan Review work program. The Housing Strategy suggests
policies for the Regional Official Plan and also acts to supplement the Official Plan
policies by suggesting other potential measures and action items for the Region
and area municipalities for meeting housing needs and achieving provincial targets.

The Peel Regional Official Plan Review work program is scheduled to be complete
by June 2009 in order to meet the legislative requirements of conformity of the
Official Plan with Places to Grow by June 16, 2009. The Review will result in
several Regional Official Plan Amendments that are being brought to Council for
adoption as work is completed.

The Housing Strategy has commonalities with some of the fourteen other focus
areas of the Regional Official Plan Review program including Managing Growth;
Sustainability; Energy; Transportation; Employment Lan ds; Consultation,
Communication and Engagement; and Monitoring. The Housing Strategy also
contributes to the objectives of the Liveable Peel Initiative, and was undertaken as
part of the Liveable Peel Initiative which concluded in December 2008.

The linkages between the Housing Strategy and these other focus areas are as
follows:

Managing Growth

The Managing Growth component of the Official Plan Review will establish the
amount and timing of population and employment growth and determine how the
Region will meet the intensification target of 40% of all new residential
development (within the built boundary) by 2015 and maintain this level to 2031.
The Managing Growth component will also address the density requirement for
Greenfield development. The res ults of the Managing Growth component will be
used as inputs into the Housing Strategy. The Housing Strategy is compatible with
the Managing Growth components and will recommend housing targets for a range
of housing types and densities to support the int ensification and density identified

Region of Peel
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in the Managing Growth component.

Sustainability

The Sustainability component of the Official Plan Review developed policies that
address the four dimensions of sustainability &- economic, social, environmental,
and cultural. There are many linkages between the Housing Strategy and
sustainability and an importance of integrating sustainability into the Housing
Strategy. This is of particular importance because one of the fundamental aspects
of sustainability is buil ding in sustainability concepts at the design stages of
housing developments and communities. The Sustainability component and
Housing Strategy have a common objective of promoting more sustainable
devel opment patterns and 6 c abiy hne theHogsimgn
Strategy also both face challenges of achieving social inclusion and social equity,
finding solutions to homelessness, and managing rapid population growth. The
Housing Strategy has integrated wherever possible the four dimensions of
sustainability into its policy recommendations and helps promote a vibrant
economy and good quality of life for future generations.

Energy

The Energy focus area has identified policies in support of alternative energy
systems, district heating and c ogeneration, energy conservation, energy efficiency
and improved air quality through land use and development patterns. The Housing
Strategy links with the Energy component by suggesting policies such as land use
strategies and urban design standards that promote compact, energy efficient,
complete communities that limit energy consumption and air pollution.

Transportation

The Transportation component of the Official Plan Review reviewed and revised
existing policies to develop an efficient, sustainable a nd integrated transportation
system. The Housing Strategyf6s connec’
to recommend policies that promote compact, complete communities that

optimize the use of transportation infrastructure and services.
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Employment Lands

The Employment Lands focus area has ensured that the Official Plan policies
support the employment land density targets and ensured there is an adequate
supply of employment land to meet employment forecasts to provide for
employment opportunitesand t o support the vitality
The Housing Strategy supports policies to protect employment land, recognizing
that sufficient employment lands are needed to provide live/work opportunities, a
vi brant economy, andsrmgsidentsi ty of |ife o

Communication, Consultation and Engagement

The purpose of the Communication, Consultation, and Engagement component is to
keep stakeholders and the general public informed about the Peel Official Plan
Review Process, engaging them in the process and ensuring their input and
feedback is received on an ongoing basis. This involved targeted consultation
carried out as part of the Housing Strategy. The Housing Strategy involved surveys,
interviews, and focus groups with key stakeholders as well as consultation sessions
with key stakeholders and the general public.

Monitoring Policies

The Monitoring Policies project reviewed and updated the existing monitoring
policies of the Regional Official Plan to ensure they remain effective and
developed new monitoring policies to measure the progress on new initiatives from
the Province. A framework for the monitoring plan for the Housing Strategy was
developed as part of the process of preparing the Housing Strategy.

Liveable Peel: A Community Sustainability Plan to 2051

Liveable Peel was a sustainability strategy to consider the long -term (to 2051)
economic, environmental, social and cultural impacts of demographic and socio -
economic changes, specifically the aging society, immigration and high level s of
growth, on the programs and services delivered by the Region of Peel. One of the
objectives of the Liveable Peel initiative was to research and analyze factors
influencing growth and change, including housing, and to manage the impacts of
growth by creating choice in all types and forms of housing and being an affordable
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place to live. Although the Liveable Peel initiative concluded in December 2008,
the Housing Strategy and the other two projects undertaken as part of the Liveable
Peel initiative co ntinued. Peel Region staff continue to explore integration of
long-term research and planning through the Corporate Planning Process.

1.3  Study Obijectives

The Peel Housing Strategy was undertaken as a comprehensive and indepth
assessment of the full c ontinuum of housing needs in Peel Region and the
development of policies, programs and initiatives aimed at meeting the full range
of identified needs.

The figure on the following page illustrates the general spectrum of housing

options offered within the typ ical housing continuum, spanning the range between
absolute homelessness at the readerds
reader 0 sWhiteinal plaicing judgement upon one specific form of housing,
the figure illustrates the gradual progression of types of housing that range from
precarious or lack of housing (absolute homelessness), to gradually more
permanent and longer -term housing options. Also included in the figure are the
specific percentage totals of each housing type in the overall housin g stock in Peel
Region

Region of Peel
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In preparing the Strategy, a number of specific objectives were identified, as
follows:

1. Identify current housing needs, including the affordable (both ownership
and rental) housing, as defined in the Provincial Policy Statement , special-
needs, and social housing needs, issues, and supplydemand gaps related to
affordable, special -needs and social housing needs in Peel.

2. ldentify and recommend oppo rtunities for a full range of safe, affordable,
accessible and appropriate housing
while recognizing that those opportunities can only be implemented in
collaboration with key stakeholders, including the area munici palities.

3. Identify and recommend opportunities for a range of housing types and
densities to support intensification and density targets set by the  Places to
Grow Plan, while recognizing that those opportunities can only be
implemented in collaboration wi th key stakeholders, including the area
municipalities.

Region of Peel
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4. Promote housing issues in the Region, including highlighting those activities
undertaken recently by the Region of Peel.

5. Propose policy directions related to housing, which will add to, or
strengthen, what currently exists in the Regional Official Plan and the Area
Municipal Official Plans.

6. Identify areas where changes to provincial legislation or programs could be
proposed.

1.3.1 Study Format

The study was prepared in two parts. The first part involv ed the preparation of
three discussion papers. The second part involved the preparation of the tools and
practices background paper which feeds into the Housing Strategy.

Region of Peel
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Discussion Paper 1: Housing
Availability Throughout the

Life Cycle
Discussion Paper 2: Diversity Tools and Practices to q
of Housing Needs Address Housing Issues Housing Strategy

Discussion Paper 3: Housing

Affordabil ity
N —
Phase 1 Phase 2

The main focus of each of the discussion papers areoutlin ed in the following.

Discussion Paper 1: Housing Availability Throughout the Life -Cycle

The first discussion paper includes a review of the demographic and economic
trends impacting the Region, and an overview of housing supply, with a focus on
housing availability throughout the life -cycle. It identifies housing issues and gaps
in providing safe, affordable and accessible housing to current and future residents
at all stages of life.

Discussion Paper 2: Diversity of Housing Needs

The second discussion @per reviews the demographic profile of diverse population
groups including youth, older adults, immigrants, Aboriginal persons, visible
minorities, persons with disabilities, and lone parents, and identifies the current

Region of Peel
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and future housing needs of these groups. The paper also analyzes the demand
and supply for social and special-needs housing, and identifies issues in meeting
the housing needs of diverse population groups.

Discussion Paper 3: Housing Affordability

The third discussion paper identifies th e changing demographic and socio-economic
conditions in Peel that influence housing affordability. The paper also identifies
affordability issues and housing targets for the Region.

The second part of the study involved the preparation of a housing st rategy paper.

Background Paper: Best Practices and Tools to Address Housing Issues

The background paper reviews relevant federal, provincial, and municipal policies,
and identifies practices and innovative tools available to address the identified
issues.

Housing Strategy

The Housing Strategy recommends policies and strategies to meet the housing
needs of all current and future Peel residents and addresses the identified priority
areas and issues. In addition, the report outlines an implementation pla n and
monitoring plan for the recommended strategies.

1.4  Purpose of the Housing Issues Paper

The purpose of this paper is t wofold: t o identify the housing issues and needs
based on the findings of the three discussion papers, and to outline the specific
Gods, Objectives and Actions that will guide the deve lopment of housing policy in
Peel Region

The next section provides a summary of each of the housing issues. Section 3.0
identifies a methodology to be used for establishing housing targets, identifies the
key goals which will become the primary focus of the Housing Strategy, and
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provides an overview of the best practices and tools available to address the
identified housing issues.

1.5 Identifying Source of the Issues

The issues discussed throughout thispaper were originally identified from one of

four sources: Places to Grow, the Provincial Policy Statement, Liveable Peel, or

one of the three discussion papers prepared for the Housing Strategy. In the left
column beside each issue throughout the report , the sources of the issue have been
noted with the logos below.

Places to Grow Provincial Policy Liveable Peel Peel Housing Strategy
Statement Discussion Papers
,,,,,,, . LIVEABLE PEEL @
Policy > ¥ &'

Statemert

1.6 Housing Continuum

Healthy, vibrant, inclusive and complete communities weave together diverse
elements of the urban infrastructure to support a high quality of life for all
residents throughout their entire lifetime. Infrastructure includes both bu ildings
(e.g. housing, schools, retail, health facilities, parks and recreational facilities)

and services (e.g. employment, social services, health services, transportation).

Housing is an important building block of a healthy and inclusive complete
community. Ideally, the housing market can be seen as a continuum, where supply
responds to the changing range of demands of the community. However, housing
needs along the continuum are not always met in the market, especially for those
with lower incomes o r those with issues which require unique housing solutions.
This document identifies housing challenges and issues along the housing

Region of Peel
Housing Strategy (Final- August 2009)
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continuum.

To plan appropriately for our communities, it is important to develop an
understanding of projected housing de mand along the continuum. Housing demand
is shaped by a number of variables including population and household growth,
population and household characteristics (e.g. age, household size), economic
conditions, patterns in income distribution, and household support service needs.
These variables can change rapidly, prompting corresponding shifts in housing
demand. Given shifting patterns in housing demand, it is important to ensure that
the Region plan for a flexible, responsive, diverse housing system.

Housing supply is shaped by demand but prone to time lags in responding to
changes. Housing supply is also subject to other factors such as availability of
land, servicing, labour and material costs. The private market addresses many
housing needs but sane households experience limitations in accessing the market
due to income, special housing needs, and other barriers. Government and non -
profit organizations have traditionally addressed this void in the market. Helping
the supply system to overcome challenges and meet demand is a key to fostering
healthy, complete and inclusive communities.

Table 1 below captures a continuum of housing demand from the perspective of
income distribution in Peel Region. Affordab le housing costs are determined based
on the definition that housing costs to be affordable should not exceed 30% of gross
household income. While the table does not show the responses to housing needs

at each income, generally as households move along the income continuum, more
options are available. It is important to keep in mind that income is only one

indicator of housing demand. As discussed above, there are a variety of household
characteristics and demographic variables which influence housing de mand which
are not captured on the following page.

Region of Peel
Housing Strategy (Final- August 2009)
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Table 1: Housing Demand Continuum, Peel Region, 2008
Household Income Decile 1st 2nd 3rd 4th 5th 6th 7th 8th 9th
Estimated 2008 Income $25,529  $40,100 $52,565 $65,240 $78,344 $92,890 $110,026 $132,861 $172,813

Affordable Rental Housing
Affordable Ownership

Source: SHS Consulting calculations

Housing Strategy (Final- August 2009)
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The preliminary housing issues in Peel Region based on the findings of the three
discussion papers are identified below.

Identification of Key Housing Issues

2.1

An adequate and diverse housing supply is an important component of meeting the
needs of current residents and is required to accommodate future population
growth. A diverse housing supply has a range of housing sizes, forms, and prices,
and includes housing for special needs. This includes the needs for an adequate
supply of land for residential development, the retention of the existing housing
stock, especially rental housing, and the creation of a diverse housing supply to
meet the range of housing needs of current and future residents.

Adequate and Diverse Housing Supply

2.1.1 Diversified Housing Stock

Key Issue
There is a need for a more diverse housing supply to ensure hous  ing choice and
affordability of residents with various economic and personal circumstances.

There is a need for a more diverse and flexible housing supply to ensure liveability,
choice and affordability, given the demographic and economic trends in the
Region.

The population is getting older. As shown in Figure 1 on the following page,
personsaged556 4 i ncreased from 7.1% to 9. 9%
and 2006, and those aged 6574 increased from 4.1% to 5.3%. The oldest 75 plus
cohort, jumped from 2.3% in 1991 to 3.7% of Peel residents in 2006. This aging of
the population would suggest a need for housing to accommodate more older

adults in the future, including those living in multi  -family and multiple -generation
households. For those aged 75 and over there is a rise in rental demand, and the
availability of adequate rental units is a concern in this age group. Similarly, it is
important that there is a range of housing choices available for those who no

longer want to maintain the tr aditional f amily home.

Region of Peel
Housing Strategy (Final- August 2009)
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(often multiple -
family )
households, as
well as smaller
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of affordable
housing for the
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Almost one -third
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housing
affordability
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Figure 2: Trends in Age Distribution
(Percent of Total), Peel Region, 1991 -2006

S
=

In terms of household size, unlike any of the other regional municipalities in the
Greater Toronto Area-Hamilton (GTA-H) , Peel ds average ho
increasing. This is a result of increasing household sizes in Brampton in particular.
The average household in Peel increased from 3.19 persons in 1991 to 3.23 persons
in 2006. Peel also boasts the largest households in the GTA-H, second only slightly

to York Region (3.24), with average household sizes of 3.23 persons, versus an
average of 2.6 persons per household across Ontario. The growth in single
households has been offset somewhat by an increase in larger households. This ‘
trend is influenced somewhat by the stro ng role of immigration in Peel , and the

presence of a large number of multiple families.  On the other hand, the household

size of most diverse populations tends to be smaller than Peel households as a

whole. Households led by youth (61.8%), older adults (59.9%), women (52.9%),

Aboriginal persons (51.4%) ard, to a lesser extent, persons with physical disabilities

(30.7%), tend to be comprised of one and two persons. These trends show the

need for a variety of unit types including those designed for larger and multiple

family households.

35.0%

Percent of Population

35-44

45-54
Age Groups
®1991 1996 82001 2006 ]
Source: Statistics Canada, Census 1991, 2994, and 2006

55-64 65-74

In addition to th e size and structure of households, it is important to have a

housing stock that meets the varying financial capacity of households. Peel has
many higher income households with 30.6% of households earning $100,000 or
more, yet 166,690 individuals,or 145 % of Peel ds popul at-i o
income households in 2005 (seeTable 2). The prevalence of low income

households points to the need to ensure that there is an adequate supply of
affordable housing throu ghout the Region.

Figure 3: Trends in Household Type, Peel
Region, 1991 -2006

76.6% Bt 17.0%

79.1%

B 175%

The housing supply in Peel is currently not meeting the affordability needs of

almost one third (32.0%) of all households, and housing affordability has eroded
slightly in Peel since 1995 when 29.9% of households were spending 30% or moe of
their income on housing. Likewise, some 53,345 households, or 15.6% of
households, in Peel Region were in core housing need in 2006 (living in housing
which falls below at least one of the adequacy, suitability, or affordability

standards and have to spend more than 30% of its before-tax income to pay the
median rent of alternative housing in the area that meets the three standards of
adequacy, suitability, and affordability (CMHC)). This has risen steadily from 9.2%

0.0%  20.0% 40.0%  60.0%
Percent
[ ®Family  ®mMultiple -family ¥ Non-family |

Source: Statistics Canada, Census 1991, 1996, 2001 and 2006

80.0%  100.0%
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20% of all
households are
beneath the
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housing threshold
and another 35 %
are beneath the
affordable
ownership
threshold
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in 1991. Housing affordability i s a particular issue for most diverse population
groups who are experiencing more sever e affordability issues than the population

as a whole. In particular, 57.8% of youth led households, 52.8% of recent

immigrant households, 44.4% of lone parent households, 41.0% of visible minority
households, 37.8% of fmale led households and 33.8%of households led by persons
with physical disabilities spent more than 30% of household income on shelter

costs.

Approximately 73,4 00 households, or 20% of all households,in Peel are beneath the
affordable rental housing threshold, and cannot afford the average rental unit in

Peel (see Figure 4 below). Another approximately 126 ,000 households, or 35% of
all households, can afford market rental housing, but are beneath the affordable
ownership housing threshold, and could not afford an ownership unit priced 10%
below the average price of all resale units in Peel.

Table 2: Low Income Population by
Household Type, Peel Region, 2005

Number Percent of

with Total with

Low Low
Household Type Incomes Incomes
Low Income 0
Families 39,297 13.0%
Lov_v _Income Single 23.089 31.1%
Individuals
Total qu Income 166,960 14.5%
Population

Source: Statistics Canada, Census, 2006

Figure 4: Gaps in the Rental and Ownership Housin ¢ Segments of Peel Regionds Housi
Housing Cost Housing Cost
Own: $144,000 Own: $307,000
40.000 Rent $1,018 Rent  $2,167
' Affordable Rental Affordable Ownership
Housing Threshold Housing Threshold
35,000
30,000
«» 25,000
k=]
e
© 20,000
(%]
=}
]
T 15,000
10,000
5,000
0
<$25,529  $40,100 $52,565 $65,240 $78,344 $92,800 $110,026 $132,861 $172,813 >$172,813
Household Income
Source: Statistics Canada Custom Tabulations, 2006 and SHS Consulting Calculations
Note: X axis labels are the income deciles estimatesfor Peel Region
15
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A full range of
housing needed to
support P
future

employment
growth

In order to meet the affordable housing needs of future residents approximately
20%of the units will need to be affordable to households beneath the rental
threshold where market rental housing becomes affordable. The rents for these
units will need to be less than $1,018 p er month (in 2008 dollars) or purchase
prices of less than $144,000. These units are likely to be almost exclusively rental
units. An additional 35% of the units will need to be created for households
between the rental and ownership thresholds where own ership housing becomes
affordable. These units will need rents up to $2,167 or purchase prices up to
$307,000 and should be a mix of market rental and affordable ownership units.

Peel ds projected employment growth and

need for a diversified housing stock. Employment in Peel is projected to grow by
64.2% to 870,000 in 2031. A full range of housing affordable to all Peel residents is
required to ensure that people employed in the Region are able to live and work
with in the Region. The uncertainty of some of the economic conditions in Ontario
points to a need for diversified housing to meet the housing needs of residents as
changes in employment occur.

The demand for single detached units in Peel Region will continue to be strong.
Ownership levels peak in the 45 to 64 age cohorts. In Peel, this group will remain
a strong component of the housing market and continue to drive the demand for
single detached homes in the future. The rising costs of new singles, however
may begin to form a barrier to this group moving up in the market. Among those
aged 65-74, ownership is still the predominant tenure form although there is a
small increase in rental propensity. In recent years this group has shown a greater
tendency t o remaining in their own homes. In Peel, this points to continued strong
demand for single detached units and continued strength in the resale market as
fewer unit s come on the market as a result of older household maintainers
vacating their homes. Cont inued condominium production is vital to keeping the
ownership option available for many in the 25 -34 age group age group, especially
the first time home buyers. Those in the 25 -34 age group are typically beginning
to enter the ownership market. In recen tyears, many in this cohort have been
able to buy homes as a result of lower interest rates.

Region of Peel
Housing Strategy (Final- August 2009)
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The current housing stock does not address the diversity of the housing needs
based on the demographic and economic characteristics suggested above. In
additi on, there is a greater propensity for households led by diverse populations to
live in apartments, especially youth.  Single detached homes comprised 47.0% of
the housing stock in 2006 followed by high -rise apartments (18.4%), rows (12.4%),
semi-detached (11.7%), low-rise apartments (6.1%) and duplex apartments (4.2%).
Secondary suites, most often in the form of basement apartments, do contribute to

the housing stock in the Region, but it is difficult to quantify the exact extent of Figure 5: Dwellings _by St ructure Type, Peel
their contribution. Ov er the past eight years housing construction has been a mix Region, 2006
of 44.7% single detached, 16.4% semi detached homes, 18.4% row homes, and Single-detached house .
20.5% apartment units.
Apartment building, 5+
As of 2006, 21.9% of Pe e lTlieproductiansfeental| d s storeys
units over the pa st eight years, however, has been somewhat lower at 17.6% of the Semi-detached house 11.7%
new housing units produced. Even this level of rental housing production was g
largely because of the resurgence of production of assisted rental units since 2002. 'é Row house 12.4%
Households of diverse populations rely on the re_ntal housing market to a gr eater E Apartment building, N
extent than the households as a whole. In particular, youth led households 8  lessthans5 storeys T
(67.4%), Aboriginal households (50.8%), female led households (29.7%), and to a Apartment, detached '
lesser extent, households led by persons with physical disabilities (24.3%) and duplex T
visible minorities (23.7%) have a higher proportion of renters than Peel (21.9%). Other *
While there is currently a mix of dwelling types being produced in the Peel market, 0.0% 15.0%30.0%45.0%60.0%
both the structure type and the tenure mix of these un its may need to be adjusted Percentof Dwellings
to a d e q uate I y me et Pee I 0s nee d S I nto t Source: Statistics Canada, Census 2006

and personal circumstances of households over time.

2.1.2 Retention of Existing Housing Stock

Key Issue
The supply of some forms of affordable accommodation, su  ch as rental and
17
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rooming housing is shrinking, and the retention and preservation of these
existing housing forms is needed to maintain an adequate supply of affordable
housing.

The retention and preservation of the existing affordable housing stock,
particularly rental housing, is important in maintaining an adequate supply of
housing. Older housing stock plays an important rol e in providing low -cost
accommodation for local residents because these units tend to be more affordable
than new housing supply. The supply of rental housing in Peel Region has been
shrinking consistently since 1996, for a total loss of 3,905 occupied re ntal units
bet ween 1996 and 2006. I n percentage
housing stock is decreasing significantly over time, from 31.0% in 1996 to only
21.9% in 2006.

Similarly, rooming or lodging houses provide a crucial housing optio n to low income
households inthe community. Generally, rooming/boarding houses provide
accommodation, primarily for low -income single persons with few other housing
options. Most operate with no government funding or subsidies, adding further to
their v alue as a sustainable solution for those of lower income. However, the
rooming/lodging housing supply in Peel has been shrinking. This is likely due to a
variety of factors, which may include aging of the operators, changing clientele,
difficulties meeti ng licensing standards, or pressuresto convert to an alternative
use. The assessment rol shows that there are 20 registered rooming/lodging
houses in Peel, including 18 in Brampton and two in Caledon. Brampton City
records show that at least seven lodg ing houses, housing almost 50 residents, have
closed since 2004, and one (housing 9 residents) is slated to close in the near
future. The shrinking supply of rooming houses generates fewer housing choices
for Peel residents at the lower end of the housin g market.

Region of Peel
Housing Strategy (Final- August 2009)

Percentage of Dwellings

The supply of rental housing has been
shrinking

Figure 6: Percentage of Total Dwelling Units

by Tenure, Peel Region, 1996 - 2006
100.0%
78.1%
80.0% 69.0% L4.4% -
60.0%
40.0% 31.0%
=7 25.69 21.9
20.0% -
0.0% -
1996 2001 2006
Year

# Rented ™ Owned
Source: Statistics Canada Census, 1996, 2001, and 2006
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2.1.3 Adequate Land Supply

Key Issue

A sufficient supply of land for residential development is needed to meet the
projected population growth targets.

An adequate supply of land for fu ture residential

development is needed to accommodate the

projected population growth. Peel is anticipated
to grow by some 163,960" households between
2006 and 2031, including 50,110 households in

Mississauga, 104,065 households in Brampton, and
9,785 in Caledon (see Table 3). Placesto Grow,

the provincial growth management policy, and
the Provincial Policy Statement requires that

municipalities keep a ten year supply of available
land for residential development and a three year
supply of residential units available on lands with

sufficient servicing capacity that are zoned or in

draft approved and registered plans. Mississauga

and Caledon currently have sufficient land
supplies to meet these requirements, thoug h

additional potential

may need to be identified in

Brampton as part of the Places to Grow

conformity exercise.

! This figure will be updated once the final projections have been prepared as part of the

SHS CON
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Table 3: Projected Number of Households , Peel Region and
its Local Municipalities, 2006 to 2031

Location 2006 2011 2021 2031
Mississauga 214,890 235,000 250,000 265,000
Brampton 125,935 155,000 200,000 230,000
Caledon 18,215 28,000
Peel
Region 359,040 412,000 479,000 523,000
Increase

2006-2011 2011-2021 2021-2031 2006-2031
Mississauga 20,110 15,000 15,000 50,110
Brampton 29,065 45,000 30,000 104,065
Caledon 4,893 N/A N/A 9,785*
Peel
Region 52,960 67,000 44,000 163,960

Sources: Statistics Canada, Census 2006, City of Brampton, The 2006 Official
Plan, as adopted by City Council, October 11, 2006, Town of Caledon,
Planning Report for ROPA 8 (note that this figure has not been endorsed by
Town Council), City of Mississauga, Revied Growth Forecasts, as a adopted
by City Council, January 18, 2006, Ministry of Public Infrastructure Renewal,
The Growth Plan for the Greater Golden Horseshoe, June 2006, Ontario
Municipal Board, December 8, 2006.

Notes: 2031 Peel totals include the 202 1 Caledon forecasts.

2006 Figures do not include the census undercount, whereas the projections
include the undercount.
*2006-2021 figure

Places to Grow conformity exercise.
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2.2  Affordable Housing Supply

Affordable housing, including both rental and ownership, is a key component of the
housing continuum. Affordable housing is accommodation where the rent or
ownership payments do not require a lo w or moderate income household to spend
more than 30% of their income on housing. Based on 2008 figures, affordable
rental housing is housing with rents of less than $1,018, affordable ownership
housing is housing with purchase prices of less than $306,800.

2.2.1 Affordable Rental Housing for Low and Moderate Income Households

Key Issue

The supply of affordable rental housing does not meet current and future

needs.

I n 2005, 14. 5% of Peel & sincpnefhauseholds. dlis wa :

represented fully 166,690 individuals. This group was most prevalent among
singles at 31.1% and represented 13.0% of families. There is also a higher
incidence of low income amongst most diverse populations. Female led households
(25.0%), lone parents (22.5%), persons wth physical disabilities (19.9%), visible
minorities (19.4%), immigrants (17.4%) and Aboriginal persons (16.5%) all
experienced higher incidences of low income than Peel Region as a whole. The
prevalence of low income households reinforces the need to en sure that there is an
adequate supply of affordable rental housing throughout the Region. Lack of
affordable, stable, and appropriate housing was identified as an issue faced by
many Peel residents by a range of community agencies responding to the survey .

The figure on the following page visually captures the continuum of rental housing
demand and supply from the perspective of income distribution in Peel Region. It
identifies the type of housing which is affordable to households along the income
continuum. The figure shows that r ents in Peel Region are largely unaffordable to
renters in the lowest third of the income distribution of renters. There are no
conventional rental units affordable to households in the first two income deciles
whererentsar e | ess than $527 per mont h. Ov

20
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afford a bachelor unit or any other housing units in the conventional private

market. There is some availability of bachelor and one bedroom units with rents
between $528 and $720 which would be affordable for households between the 2 ™
and 3" income decile. As households move along the income continuums, more
options are available. The majority of one and two -bedroom units become
affordable to household above the fourth income decile. T he majority of three
bedroom units are only affordable to households with incomes greater than

$43,680 who are above the 5" income decile of renters.

Figure 7: Rental Housing Continuum, Peel Region, 2008

Income Decile 1 2n 3™ 4m 5 6" 7" 8" oM
Estimated 2008
Rental Renter $14,046 | $21,099 | $28,798 | $36,421 | $43,680 | $52,461 | $62,844 | $76,657 | $98,782
Income
Demand
Affordable
Rental Housing $351 $527 $720 $911 $1,092 $1,312 $1,571 $1,916 $2,470
Costs
Social Housing Social Housing Max income $56,000
Rental Bachelor (average $712)
Housing | priyate Rental 1 Bedroom (average $926 )
Supply Market 2 Bedroom (average $1,063)
3 Bedroom (average $ 1,192)

Sources: CMHC Rental Market Report, 2008, Statistics Canada, Custom Tabulations, 2006, Social Housing Reform Act, and SHS Cenlting Calculations

The tight rental housing market in Peel Region makes it increasingly difficult for
many to find affordable rental housing. Vacancy rates are down, to 2.4% in 2008
from 3.2% in 2002. The low vacancy rates in Peel Region indicate that there is
likely an inadequate supply of rental housing to meet demand.  Vacancy rates
have tightened in recent years, although rental rates have remained stable to

date, thiscouldchange wi t h a surge i n demand.
aging overall, it still boasts the youngest population in the GTAH and there will be

Wi
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continued demand for moderately priced rental units as this group reaches the
household formation age. A lack of housing opportunity for this group may
continue to fuel the trend toward remaining at home longer. For those in the 25 -
34 age group the availability of rental housing is also a concern for some.

Almost 40% of renters were in housing units that were unaffordable to them in

2005, and housing affordability was a significant issue of households in the lower
income ranges. Asshown in the following figure, i n the lowest inc ome decile
(incomes less than $23,285), the vast majority of the households were experiencing
housing affordability issues ( 85.5% or 16,205households) including 43.2% of
households (or 8,205 households) experiencing severe housing affordability issues
(spending 70% or more of their income on rent).

Almost 40% of Figure 8: Renter Households by Percentage o fIncome Spent on Rent by Income Decile, Peel Region, 2005
renters are Affordable Rental

exper iencing Threshold

housing $40,700

affordability 20,000

issues, primarily 18,000
households in the 16’003‘;’;’;
lower income

14,000
ranges

Households

<$23,285 $37,267 $49,095 $60,837 $72,817 $85,890 $101,071 $121,124 $155,824

Household Income

Source: Statistics Canada, Custom Tabulations, 2006
Note: Householdincomeson x axis are GTA-Hdeciles
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In the next income decile from $23,28 5 to $37,267 fewer households were
experiencing severe housing affordability issues (355 households of 2.4%), yet still
72.8% of this group was spending more than 30% of their income on rent. More
renter households (7,590 or 63.0%)with incomes between $3 7,267 and $49,095
were no longer experiencing housing affordability, though some 4,440 households
(36.9%) in the income range were still spending 30% or more of their income on
rent. Some 15.1% of households (1,405households) with incomes between $49,095
and $60,837 were still experiencing housing affordability issues. The total number
of renters in the income ranges beyond $60,837 drops with each income range, and
housing affordability issues are virtually nonexistent for this group. Households in
need of affordable rental housing are considered to have incomes below $40,700 in
2008. As shown in the figure above, the majority of renter households

experiencing housing affordability issues fall beneath this cut -off.

A further indicator of the critical a ffordable rental housing gap identified among
low income households is the long waiting time for social housing. The expected
wait for the majority of applicants for subsidized housing in the Region is up to 21
years, the longest in the province. The wai tis particularly long for singles
requiring one -bedroom units and families requiring three - or four -bedroom units,
with average wait times of 10 to 15 years. Though, wait times for families

requiring two -bedroom units are still six to 10 years, and three to seven years for
seniors building units. Further, a range of survey respondents pointed to the long
wait for subsidized housing and the general lack of adequate rental subsidies as
key housing issues facing many in the Region.

There is also a need to increase capacity within the current supply of social
housing through case management and employment supports to persons currently
receiving a subsidy to allow many of them to transition to other housing forms.

Region of Peel
Housing Strategy (Final- August 2009)
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2.2.2 Affordable Ownership Housing for Low and Moderate Income Households

Key Issue
There is a lack of ownership housing affordable to
households.

low and moderate income

There has been a steady rise in resale home prices in Peel Region since 2001. This
price growth has been most pronounced among single detached homes, followed by
semis and rows, then condominiums. This has driven the average single detached
resale to almost $450,000, semi-detached and row houses to $305,000, and
condominiums to $227,600. The cost of new single detached homes has also risen
consistently, standing at $450,962 in March of 2008. In Peel, the average price of
new single detached dwelling increased by 12.5% between 2005 and 2007. These
price increases mean that moderate income households have little access to the
ownership market (unless they are already existing homeowners with equity).

There are few affo rdable ownership options for households with incomes in the
lowest two income deciles of ownership households, as shown in the figure on the
following page. Ownership households beyond the second income decile can begin
to afford the lower end of condomin ium units. With an average price of $258,723,
the average condominium is affordable to owner households between the 4 ™ and
5™ income deciles. Townhouses also start to become affordable to owner
households between the 4™ and 5" income deciles, and the average townhouse
with a price of $285,554, was affordable to owner households beginning at the 5
decile income of $82,828. Owner households in the top 40% of incomes were able
to afford single detached homes at the lower end of the spectrum, and the a verage
single detached home, at a price of $468,349, was affordable to owner households
close to the 8™ income decile. It should be noted that affordability may have
changed since the economic downturn , though it is difficult quantify the change

with the data available at this time. H ouse prices have trended downward, though
at the same time job losses may have resulted in a greater number of households

in lower income ranges.

th
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Figure 9: Average Sale Price of New Single
Detached Units in Peel Region, 2005 -2008
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Source: CMHC Housing Now Greater Toronto Area, 4th Quarter 20042007 and 1st
Quarter2008

Peel Region
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Figure 10: Ownership Housing Continuum, Peel Region, 2008
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This lack of affordable ownership housing options has resulted in almost 30% of
owners experiencing housing affordability issues in 2005 . Affordability issues are
particularly common for owner households in the lower income groups. The
following figure shows that almost all of the 16,84 5 owner households with incomes
of less than $23,285 are experiencing housing affordabi lity issues (90.4%), including
65.2% (10,985households) spending greater than 70% of their income on housing.
In the next income decile between $23,285 and $37,267, 4,410 households, or
21.2% were still experiencing severe housing affordability issues, and almost two-
thirds (64.3%) of the households (or 13,375 households) were experiencing some
housing affordability issues. In eac h of the income ranges up to $72,817, over half
of the owner households were spending more than 3 0% of their income on housing,
although housing affordability issues were moderate (spending 30 -49% of their
income on housing) for most of the househol ds with incomes greater than $60,837 .
Housing affordability issues were still apparent for households with income up to
$85,890, inc luding 15,020 household with incomes between $37,267 and $49,095,
14,670 households with incomes between $49,095 and $60,837, and 11,330 with
incomes between $60,837 and $72,817, 6,365 with incomes between $72,817 and

Region of Peel
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$85,890. The affordable ownership housing threshold in Peel in 2008 is $80,700.
At this income, households can afford homes with purchase prices of $307,000,
which is 10% below the average purchase price of all resale units.

Figure 11: Ownership Households by Percentage of Income Spent on Rent by Income Decile, Peel Region, 2005

40,000 Affordable Own

h
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5,000

0
<$23,285 $37,267 $49,095 $60,837 $72,817 $85,890 $101,071 $121,124 $155,824
Household Income

Source: Statistics Canada, CustomTabulations, 2006
Note: Incomes on x axis are Peelincome deciles

As can be seen inFigure 10, above, the vast majority of ownership households
experiencing housing affordability issues have incomes below this threshold. The
housing system needs to ensure a supply of affordable ownership housing as a
necessary option within the housing system.

Region of Peel
Housing Strategy (Final- August 2009)
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Discussion Paper#2

2.3 Housing Access and Housing Options for Diverse and Special Needs
Groups

A well functioning housing system must provide adequate housing options to meet
the needs of distinct groups, and removes barriers to enhance access for these
groups to housing. Likewise, housing and support services must be available for
persons with health and other support needs.

2.3.1 Housing Options and Suppo rts for Persons with Special Needs

Key Issue
The supply of emergency shelter beds, transitional housing, and supportive
housing, as well as homelessness services, are not sufficient to meet the needs

Additional emergency shelter beds and transitional h ousing are needed for youth
and single persons. While homelessness is often associated with big cities, the
number of people seeking, and needing, shelter in the Peel Region has been
growing. Data from Peel Regionshelters has shown an increase in use shce 2003,
especially for female clients.  Additionally, t he number of individuals seeking help
under the Regionds eviction prevention
between 2006 and 2007. Those at risk include youth, families, single parent
households and single individuals. For youth, t here is currently only one provider
of emergency shelter beds in the Region; Our Place Peel, which has 14 beds.

There are four? providers of transitional housing for youth, with a total of 106
beds/units. Our Place Peel, which also provides transitional housing for youth,
reported a waiting list of 92 individuals in 2007. In add ition to the need for more
emergency and transitional housing for youth as indicated by the waiting list,
community agencies providing emergency shelter and transitional housing for youth
identified this as an issue. Community agencies also indicated that there is a lack
of housing options for youth who are single parents.

2 As of the time of the survey one provider, Vita Ma nor has temporarily suspended its residential program.
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Table 4: Emergency, Transitional and
Supportive Beds/Units by Client
Group, Peel Region, 2008

a - < (@) e (@)
25 52 88
Client Group - = @
Youth 14 106
Singles 85
Families 160 20
Ex-offenders 81
Victims of 99
Domestic Violence
Physical Disabilities 30
Developmental 181
Disabilities
Mental Iliness 480
Acquired Brain Injury 33
Older Adults 60
Total 358 207 784

Source: Region of Peel Housing Strategy ETS
Housing Survey, 2008
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emergency
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Peel Region has one shelter for singles, the Wilkinson Road Shelter, which has 85
beds, and typically operates at 85 to 90% of capacity, though there is no
transitional housing in the Region for singles. Community agencies identified the
need for transitional housing for singles, and men in particular. This need was
echoed in the community consultations in 2007 for the Homelessness Partnering
Strategy, which identified the issue of a shortage of transitional and long -term
housing with supports in Peel, in particular for single persons in need. This need is
despite Peel opening three innovative facilities in the past few years.

The demand for emergency shelter for families has been increasing, and the
Regionds only shelter for families ty
Shelter saw an increase by almost half (47.1%) in the number of families served
between 2003 and 2007, from 1,221 to 1,807, and has been operating at capacity
over the past one to two years. With the economic downturn the Peel Family
Shelter has seen an increase in demand among moderate income families.
Angel ads Pl ace, the Regionds only pro
al so experienced strong need for its
transitional housing for families, and has had a waiting list of appr oximately 20
families per year since 2005. Community agencies serving families stressed the
need for more affordable housing to deal with these pressures.

There is a need for additional housing for victims of domestic violence.  Interim
Place, one of two providers of emergency housing to victims of domestic violence
in Peel Region, has been operating at full capacity in 2007 and 2008 (as of the time
of the survey). Presently, the demand for shelter in facilities serving families who
are victims of domest ic violence exceeds capacity; often resulting in victims of
domestic violence needing to be housed in the emergency shelters, which is not
appropriate. In addition, the number of individuals applying to social housing with
Special Priority Status as a victim of domestic violence has increased significantly
over the past few years, from 12% in 2003 to 30% of all applicants in 2006.
Likewise, Peel Police have seen an increase in the number of incidents of domestic
violence. The number of incidents of verba | violence has increased from 2,109 in
1996 to 4,797 in 2006, and the number of instances where charges were formally
laid increased from 2,109 in 1996 to 2,160 in 2006. Each of these statistics points
to the need for additional housing options for victim s of domestic violence.

Region of Peel
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Service providers to victims of domestic violence responding to the survey also
noted issues of discrimination in finding housing, poverty, and lack of access to

safe and affordable housing as barriers for victims of family violenc e in accessing
adequate housing. High rents and a lack of affordable housing in Peel Regionwere
also mentioned as barriers.

The number of persons with physical disabilities waiting for supportive housing for
has been increasing, with 65 persons on the waiting lists for 30 units offered by
two providers in 2001 and 84 persons on the waiting lists in 2008. Wait times for
these units are between one and ten years. In addition, the Participation House
indicated that annual turnover for their attendant serv  ices were also very low, at
about 10% annually, with a waiting list of about 250 persons in 2008. The
respondents to the survey also identified several barriers and issues that persons
with physical disabilities face, including the aging population of thi s group which
places greater needs on resources and providers. The lack of adequate housing for
this group means many clients are placed in Long-Term Care facilities or hospitals,
options which may not be best to care for them and occupy units which could
better serve other individuals. Long wait times for accessing subsidized housing
and other care facilities is another barrier.

The biggest challenge facing housing providers for individuals with developmental
disabilities is that many of their clients w ill stay from adulthood until their death,
or until their care becomes too complex. As one key informant confirmed, this
results in very low turnover rates in this type of housing.  Although waiting list
information was not available, low turnover rates m ost likely result in a long
waiting list and wait time for person with development disabilities. Community
agencies serving persons with developmental disabilities also indicated that one of
the issues facing this group is the aging population, both of pa rents/caregivers and
individuals with developmental disabilities: aging parents are increasingly unable

to care for their family members, and individuals with developmental disabilities
requiring care will in turn need to be placed into affordable and supp ortive
housing.

While the supply of supportive housing for persons with mental illness has
increased significantly in recent years, there is a need for additional supportive

Region of Peel
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There has been an increasing demand
for supports and supportive housing for
all special needs groups which resul tsin
a need for more supportive housing
currently and in the future
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housing units for persons with mental illness. The number of individuals on wa it
lists for supportive housing for persons with mental illness is quite significant, at
861 individuals in 2008. This figure has increased by over 50% in the three years
since 2005. Wait times for units for persons with mental iliness have escalated
from one to six years in 2005 to between four and six years in 2008.

The supply of supportive housing units for persons with acquired brain injury is not
sufficient to meet the needs. Peel Halton Acquired Brain Injury Services (PHABIS)
operates 33 units of long-term residential housing for persons acquired brain
injuries. The agencyod6s waitlist has g/
53 in 2006, and stood at 45 individuals at the time of the survey. Turnover for

these units has typically been o ne to two units per year between 2004 and 2008,
indicating that wait times can be many years. The agency also reported that aging
caregivers and clients, as well as the lack of special residential options for

individuals with acquired brain injury are of  particular concern for this group.

Community agencies indicated that there is a lack of housing options for older

adults who are not able to live on their own, but are not candidates for long -term

care. There is currently one supportive housing provide r for older adults, Forum There is a need for expanded
Italia, with 60 units. The Caledon Abbeyfield Society is also in the process of homelessness services
developing an assisted living centre for seniors.

As part of the community consultation on the Homelessness Partnering Strategy,
community individua Is and organizations have identified a number of increased
homelessness service needs. These include but are not limited to, access to drop-
in centre services, expansion of existing eviction prevention services to assist
vulnerable households not in rece ipt of financial assistance, the creation of a
Housing Help Centre, a Trusteeship Program to assist ODSP clients in managing
their money. It also identified the need to acquire a new facility to replace the
Mavis Road site. It should be noted that funds received through the first phase of
the Homelessness Partnering Strategy have been directed to the redesign of the
shelter system to address emerging needs in the community which will result in the
addition of 30 transitional housing beds for singles in Pe el.

30
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2.3.2 Housing Options for Diverse Populations

Key Issue

Some distinct groups are facing particular difficulties finding and maintaining

suitable, adequate and affordable housing.

The statistical data and Key Informants for the study
both confirm that a number of distinct population
groups are having particular difficulty finding

adequate affordable housing. These groups include
youth, immigrants and recent immigrants in

particular, lone parents, visible minorities, female led
households, older adults and those age 75 and over in
particular, households where a members has a
disability, and Aboriginal persons.

Youth

Youth led households have the lowest incomes of the
diverse population groups studied and are
experiencing the greatest housing affordabilit y issues.
The median household income of youth ($31,828) was
less than half that for total households ($72,818),
however the incidence of low incomes (14.4%) was
comparable to the total population (14.5%).
Affordability for youth has declined in recent yea rs so
that in 2005, 57.8% of these households were spending
30% or more on housing as compared to just 32.0% for
all households.

Table 5: Proportion of Household Income Spent on Housing by
Peel Region & Its Local

Diverse Population Groups (Percentages),

Municipalities, 2005

Peel Region

Diverse Population Group <30%
Lone Parent-led Households 56.6%
Youth- led Households 42.2%
Older Adult-led Households 74.4%

Households with a Member of

the Household with Disabilities 66.2%
Immigrant -led Households 63.9%
Aboriginal-led Households 68.2%
Visible Minority -led Households = 59.0%
Female led Households 62.2%
Male led Households 70.6%
All Households 68.0%

30-49%
23.9%
25.1%
15.2%

19.8%
21.6%
16.8%
24.5%
22.0%
17.9%
19.2%

50-69%
8.6%
10.8%
4.9%

6.5%
6.7%
6.1%
7.5%
6.9%
5.1%
5.7%

Source: Statistics Canada, Custom Tabulations, 2006

The demographic analysis of households led by youth point to the need to ensure
that future housing development includes small (one and two bedroom) affordable
rental units suitable for the 1.4% of households headed by youth. Similar to other
diverse population groups, finding ways to improve the poor condition of their
housing and providing opportunities for young households to move into home

Region of Peel
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70% +
10.9%
21.9%
5.5%

7.5%
7.8%
8.8%
9.0%
8.8%
6.3%
7.1%
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Immigrant
households
struggle to find
adequate
affordable
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they arrive, and
for the first few
years while they
establish
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ownership are strategies to consider in the development of the Housing Strategy.

Immigrants

Peel Regi onds
immigrants, trailing only Toronto, among the GTA-H municipalities, in this respect.
Among those who had moved to Peel within the last 5 years, 9.4% had come from
another country, this trailed only Toronto at 10.7%. The international migrant

share, at 38.1% is well above the provincial average of 26.3%. The increase in new
immigrants suggests a continued need in the future for housing to meet the needs

of recent immigrants. New immigrants have particular difficulty finding housing in
Peel according to a number of community based agencies.

Finding adequate suitable and affordable housing has been frequently noted as a
challenge for immigrants when they first arrive. There is a need for immediate
housing when the immigrants land that is affordable, accessible, and linked to
settlement services/ a resource to access other services. The Peel Family Shelter
receives a number of refugees which impacts other spaces in the system. There is
also a need for intermediary housing that is affordable, while newcomers find
employment and establish themselves. Many recent immigrants struggle to find
employment.

The demographic analysis of households led by immigrants and recent immigrants
points to the need for a variety of housing forms, including large, affordable rental
units suitable for this populatio n. This is especially important for the recent
immigrant population, which faces greater affordability challenges early on in their
residency. Consideration should also be given by housing developers to diverse
housing preferences of recent immigrants wh o are predominantly from Asia and the
Middle East. Key informants have indicated, though, that many immigrant
households do not wish to live in with extended family members, but do so for
affordability reasons. Also, recent immigrants who participated in  a focus group
on immigrant housing needs indicated that many immigrants have a lack of
awareness of tenant/landlord resources, and suggested a need for more resources
for immigrants when they first arrive. Key informants have also noted that there
will b e an increase in demand for long -term care for older immigrant adults, as
many new immigrants, once settled, often apply to bring over other family

Region of Peel
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members, often parents. Another issue identified is that generational conflicts can
occur among immigrant households, resulting in a higher demand for youth shelter
beds.

Recent immigrants have particularly high rates of affordability pro  blems, though
affordability issues decrease with length of residency. Over half (52.8%) of recent
immigrant households had an affordability problem in 2005. For all immigrant
households, the rate with affordability issues was 36.1%. Similar to affordabi lity,
incomes and incidence of low -income improves with length of residency . In 2006,
this declined from 31.7% among those who immigrated in the past five years to
11.6% among those who have lived in Canada for ten years or more.

Lone Parents

The demographic analysis identifies that a range of housing types are required for
lone parent households, including dwellings suitable for multi -families, as well as
small households. The availability of affordable rental housing is also important
for some lone parent households. Similar to other diverse population groups,
housing affordability and the poor condition of their housing are issues for lone
parent households.

Lone parent households have one of the highest rates of affordability problems at
44.4%, andthese household have lower incomes. The total household median
income was 37.0% higher than that of lone parents in 2005. Understandably, the
incidence of low -income status for lone parents (22.5%) was higher than the total
popul ationds (14.5%) .

Visible Minorities

Visible minorities are another group facing particular difficulties with housing
affordability. In 2005, 41.0% of visible minority households were spending 30% or
more on shelter, this was notably higher than the 32.0% rate reported among a |l
households. The median income of $67,483 for visible minorities was below the
tot al popul ationsd $72,818. F dincdame e r ,
households, higher than the incidence among the general population (14.5%). The
demographic analysis of households led by visible minorities points to the need for
affordable units, with a focus on larger units.

Region of Peel
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Female led Households

The demographic analysis of households led by females compared to males point to
the need for small, affordable rental u nits suitable for the 31.6% of households led
by females. Providing opportunities for female led households to be home owners
and identifying ways to improve the condition of their housing stock are other
housing needs that should be addressed in the housing strategy.

Female led households were more likely to have lower incomes and greater housing
affordability issues than male led households. In 2005 female led households spent
30% or more on shelter in 37.8% of cases, compared to 29.4% for male led
households. There continues to be an income gap, with male households earning a
third (33.2%) more in 2005. Most importantly, females showed a much higher
incidence of low -income status (25.0%) than males (11.9%).

Older Adults

Affordability problems increa se with age of older adults °, while incomes decline
with age. Affordability problems rise from 21.8% in adults age 55 to 60, to 34.4% in
those in the 75 and over group in 2005. Median incomes drop from $91,059 among
adults age 55 to 60, to $39,852 among those 75 and over in 2005. The incidence of
low-income status has dropped among older adults, from 14.8% in 1995, to 11.3% in
2005. This increases with age, from 9.1% among adults age 55 to 60, to 15.5%
among those age in the 75 and over group.

Older adults also face a number of other issues such as fixed incomes, accessibility
in the home and the community, including a lack of services to help with mobility
issues. Many older adults also have challenges in their ability to age in place.
There is a need for services to be adjacent to where people are living to help
address this issue. Community agencies have also indicated that there is a lack of
housing options for those not able to live on their own, but who are not long-term
care candidates, as well as a lack of financial support for low -income seniors for
aging in place or in assisted living facilities.

With the growing older adult population, and accompanying age -related

% Older adults are the populat ion aged 55 years and older.
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disabilities, it is expected that the demand for a variety of modified uni  ts in the
Region will grow along with the population . The continued demand of other age

groups with disabilities means that it is likely that there exists a gap in the Accessible design features should be
current, unknown, number of units and the demand.  New housing developmentin  considered in new residential
Peel Regbn should incorporate accessible design at least in similar proportions as developments

currently exist, specifically, in the one to three percent range.

Persons with Disabilities

Persons with Households where a member of the household has a disability * are slightly more
disabilities are in likely to be experiencing affordability issues than all Peel households. Some 33.8%
need of of households where a member of the household has a disability had an

affordable and affordability issue, slightly higher than the 32.0% for all households in 2005. Their
accessible housing | median income of $64,403 was below the total household median of $72,818.
options Despite declining steadily since 1995, a larger proportion (19.9%) of persons with

disabilities lived in low -income households than did the total population (14.5%).

Aboriginal Persons
The adequacy and suitability of dwellings occupied by Aboriginal persons is a
concern. The condition of the dwellings occupied by Aboriginal persons compared

poorly, some 9.2% required major repairs contrasted to 3.9% for all dwellings. Adequacy and suitability of their
Likewise, Peel Regionrespondents to the Greater Toronto Area Aboriginal Housing housing is a conce rn for a number of
Consultation (GTAAHC) survey expressed concerns over the adequacy and Aboriginal households

suitability of their present housing including size, safety and health issues. Results
from the GTAAHC survey also highlighted the need for affordable rental housing for
Aboriginal households suitable for large and small families, singles, students and
those with disabilities, as well as supportive housing, emergency shelters for
families, women and children leaving abusive relationships, a nd affordable home
ownership.

- _ There is a need for a range of housing
Incomes of Aboriginal households are lower than all households in Peel, though choices for Aboriginal persons

housing affordability issues are similar. The 2005 median income of Aboriginal led
households of $64,658 trailed that of all households in Peel ($72,818). The
incidence of affordability problems (31.8%) was comparable to total households

* The term person with a disability in this context refers to an individual which has difficulty hearing, seeing, communicating , walking climbing
stairs, bending, learning or doing similar activities, based on the data availabl e from Statistics Canada.
2 b4 L2
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Many lower

income workers
cannot afford
housing in Peel

(32.0%) in 2005.

Working Poor

Many working poor households in Peel Region experience housing affordability
issues. Single income earners working in professions such as manufacturing and
processing labourers, retail salespersons, food and beverage servers, and cashiers
cannot even afford the average rents on a bachelor apartment unit in Peel (see
table below). Average rents for any unit size are well out oft he range of
affordability for a minimum wage earner. Other professions such as secretaries
and receptionists and janitors, can afford average rents on a bachelor unit, but not
one bedroom or larger. Only employees earning above $25 per hour or more such
as managers, nurses and teachers can afford average rents on all unit sizes.

Table 6: Comparison of Average Rents to Affor dable Rents for Selected Occupations in Peel Region

Average Affordable Average Market Rents
Job Category Wage
Rents Bachelor 1 Bedroom 2 Bedroom 3+ Bedroom
($/hour)
Peel Region
$712 $926 $1,063 $1,192
Professors & Teachers $32.46 $1,688 Afford able Affordable Affordable Affordable
Registered Nurses $31.65 $1,646 Affordable Affordable Affordable Affordable
Managers $27.14 $1,411 Affordable Affordable Affordable Affordable
Electricians and Plumbers $25.40 $1,321 Affordable Affordable Affordabl e Affordable
Supervisors $20.10 $1,045 Affordable Affordable Not Affordable = Not Affordable
Secretaries & Receptionists $16.43 $854 Affordable Not Affordable  Not Affordable ~ Not Affordable
Labourers in Manufacturing $12.75 $663 Not Affordable ~ Not Affordable = Not Affordable =~ Not Affordable
Retail Salespersons $11.65 $606 Not Affordable  Not Affordable  Not Affordable ~ Not Affordable
Minimum Wage $8.75 $455 Not Affordable  Not Affordable ~ Not Affordable = Not Affordable
ODSP Shelter Allowance $445 Not Affordable  Not Affordable  Not Affordable ~ Not Affordable
Ontario Works $325 Not Affordable  Not Affordable |~ Not Affordable = Not Affordable

Source: Service Canada, Wages & Salaries Halton & Peel, 2007; Ontario Ministry of Labour, Minimum Wage, 2008; Ontario Mi nistry of
Community & Social Services, Ontario Works Policy Directive 29.0, September 2001; Ontario Ministry of Community & Social Serv ices,
Ontario Disability Support Program Policy Directive 6.2, July 2008; CMHC Rental Market Report: Greater Toronto Area , 2008; SHS
Calculations based on 30% of income for rent
Note: Affordable rents are computed by using annual income based on a 40 -hour work week and 52-week year
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2.3.3 Removing Barriers to Ac cessing Housing

Key Issue
In addition to affordability and health

-related issues, some Peel residents are
facing other barriers to accessing housing.

Community agencies identified unique issues and barriers some Peel residents are
facing, including discri mination, transportation issues, language barriers, lack of
safe, affordable housing, and lack of awareness of available supports.

Participants of a focus group on housing issues of recent immigrants echoed a
number of these same barriers as well as additional barriers, including

language

barriers, prospective landlords seeking references, which new immigrants often do
not have, ability to find a s teady job with a secure income, and a lack of

awareness of resources available to the

m.

An important compone nt, and barrier to affordability, is how much people earn as
it directly affects their capacity to access housing. This is especially true for lower
income households, often working at minimum wage jobs or those on social
assistance. Minimum wage and shdter allowance income supports do help, but

still do not completely address the affordability gap for the poorest households.

Increasing minimum wage rates and social assistance rates is another way to help
address the affordability problem being faced by some Peel households.

Another challenge faced by many low income households is the ability to meet

private | andl ordsé®o

requirement for

t he

households may have sufficient income to afford the monthly rent charges , but
they have not been able to save sufficient funds to cover the cost of a deposit for

first and last month rent.

Discrimination is another barrier to accessing housing faced by some residents.

Discrimination in housing can manifest itself in many f orms, including racial
profiling of tenants and racial discrimination, sexism, ageism, sexual orientation,
and socio-economic profiling. Many individuals from all groups and demographics

have experienced such discrimination.

Region of Peel
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exclusion and discrimination in their search for housing and employment, and have
been linked to other elements such as increased poverty rates and residential

segregation. Several factors impede Al
housi ng, including o0the shortage of hou
of information on housing availability:
domestic violence as barriers for victims of family violence in accessing adequate
housing.

There is evidence that the location of housing can affect other aspects in the lives
of individuals, such as employment. Good housing must be well situated, and have
access to the required amenities, services and employment opportunities to allow
for a good quality of life. These principles must be applied without discrimination
to affordable and market housing alike in order to support the creation of

compact, complete communities as mandated by the Places to Grow and the
Provincial Policy Stateme nt. Proper access to amenities and services and public
transport is an important element that should be examined closely in relation to

the locations where new affordable housing is being built.

Difficulty Agencies operating emergency and transitional housing ide ntified the difficulty of
Navigating Public going around the Peel Regionby public transit for lower income households as a
Transit a Barrier barrier to accessing housing.
to Housing
Agencies operating emergency and transitional housing identified the lack of Lack of Community and Family Support
community and family supports as a barrier to maintaining housing. a Barrier to Maintaining Housing
o ® o
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This issue affects
households along all
parts of the hou sing

continuum

PLACES TO GROW

2.2.2.c,2224d 22249,
2.2.2.h,2.2.3.7.b,
22714a,2271c

1.11.b,1.8.1.d

2.4

Compact complete communities are important in ensuring that the communities
meet the daily and life time needs of all people. Meeting the needs of all people
includes the provision of appropriate mix of employment, services, a full range of
housing including affordable housing, community and cultural infrastructure,
schools, recreation opportunities, op en space, and access to public transportation
as well as other options for safe, non -motorized travel.

Sustainable Compact Complete Communities

2.4.1 Complete Communities

Key Issue

There is a need for the creation of more complete communities in Peel Region,
which accommodate housing along the continuu  m, mix of land uses and
supports transit while maintain appropriate levels of health and safety.

The needs of a variety of residents including seniors, youth, children and stay-at-
home parents are not currently being met by their communities. These group s
require services and amenities that are closer to home, neighbourhoods that are
more pedestrian-friendly and vibrant. There is also a need for an improved variety
of housing types to better accommodate a wider range of people in various stages
of their life cycles including empty nesters, divorced singles, lone parents,
students, and persons with disabilities.

There is a need for emphasis on the creation of compact complete communities
which use less land and reduce the separation of land uses. There is a need for the
encouragement of the development of communities with a mix of land uses and
more local employment that would encourage diversification of the local economy
by allowing people to work from vibrant, mixed -use neighbourhoods that attract
and keep residents. Mixed land uses would also help reduce the need for car use
and would reduce commuting distances. Communities which provide amenities and
services closer to home would help improve quality of life for a variety of

residents. Development of complete communities also has the important potential

Region of Peel
Housing Strategy (Final- August 2009)

The needs of a variety of residents are
not currently being meet by their
communities

39



(o%
Y

SHS CON

TIN

for greater housing affordability as the range of housing types broadens and unit
sizes come down.

One of PlacestoGrowd s gui ding principles is to
complete communiti e s 6 .key colnponent in creating compact complete
communities is providing density in appropriate locations. Neighbourhood hubs
near transit stations and along regional transit corridors , town centres, civic
centres, where two neighbourhoods meet, and at major retail and employment
locations are ideal locations for more density and diversity of land use.  The need
for complete communities is closely tied with residential intensification, effective
use of land, energy efficiency and housing affordability discussed below.

Region of Peel
Housing Strategy (Final- August 2009)
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This issue affects
households along all
parts of the housing

continuum

PLACES TO GROW

22.214a,2221b,
2.23.6,2237¢e,
2.245b

Provincial

1.1.3.3,1.4.3b.2 ,
1.4.3.e
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2.4.2 Residential Intensification

Key Issue

Residential intensification is an important contributor to the creation of
complete communities in existing neighbourhoods and will also become an
increasingly important method of meeting the growing population requirements
in the Region .

The Peel population is projected to grow from 1,159,405 in 2006, to 1,640,000 in
2031 and residential intensification, either through infill or redevelopment, will be
requir ed to accommodate 40%of this growth. Places to Grow and the Provincial
Policy Statement also require that municipalities facilitate and use intensification
for meeting the growth and density targets set out by the Province. The Region
and area municipalities are required to include a strategy and policies in the
official plans and other supporting documents to achieve their intensification
targets.

Residential intensification woul

wider range of residents
Infill development is a form of intensification that refers to development that
takes place on land with in built -up urban areas that has remained vacant or under -
utilized. Infill sites are usually already served by utilities and other services that
can reduce a developerds upfront costs
of completed housing units . Infill development is strongly encouraged in the
Provincial Policy Statement and in Places to Grow. Encouraging secondary suites
or accessory apartments and garden suites would help meet the need for infill
development. Residential intensification wou Id generate improved housing choices
and better accommodate a wider range of people in various stages of life.
Intensification is necessary to help create complete communities in existing
neighbourhoods

41
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This issue affects
households along all
parts of the housing

continuum

PLACES TO GROW

2221a,2221. b

@ Ontarc
Policy

1.1.3.3,1.4.3.b.2,
1.8.1.a

2.4.3 Efficient and Effective Use of Land and Resources

Key Issue
Existing development and land use patterns have contributed to pressures on
municipal infrastructure and  human service delivery

Development patterns in Peel Region have contributed to urban sprawl and
suburbanization. This has resulted in many com munities not having a mix of
residential and employment uses causing people not to be able to live and work in
the same communities and resulting in large travel distances to work. Likewise,
many people do not have ready access to human services in their community and
transit feasibility has been a ffected in some areas. These patterns increase the
cost of infrastructure and energy consumption. They also increase pressure to
convert habitat and farmland to urban uses. Increasing emphasis on efficient and
effective use of land and resources could help curb this movement.

Itis important that new housing is directed to where infrastructure and human and

other public service facilities will be available to support needs. Housing
development should also support the use of alternative transportation modes and
public transit where it exists or is to be developed. In addition, densities should be
promoted that efficiently use land , resources, infrastructure, human and other
public services.

Region of Peel
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2.4.4 Energy Efficient Housing

Key Issue
Energy efficiency in housing is needed to limit the environmental impacts of
development.

Low density housing developments in the Region have contributed to higher
heating and cooling costs for single -family homes, and impacts on the
environment. Energy efficient design of housing and retrofits of existing housing
units would help contribute to limitingt he impacts of development on the
environment. Further, Places to Grow requires municipalities to develop official
plan policies and other strategies in support of energy conservation. In addition to
the environmental impacts, energy costs contribute tot he housing burden for
lower income households. Energy efficient design and retrofits include costs -
savings, which for lower income households can help with affordability issues.
These cost savings can also benefit the owner groups or agencies through lower
operating costs.

Region of Peel
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3.0 Housing Targets, Goals, and Tools and Practices to
Address Housing Issues

3.1 Housing Targets

3.1.1 Methodology for Establishing Housing Targets

The provincial initiatives of Places to Grow and the Provincial Policy Stateme nt
require that municipalities establish and implement minimum targets for the
provision of housing which is affordable to low and moderate income households.

Determining the Affordable Rental and Ownership Thresholds

These documents define affordable to low and moderate income households as
follows:

In the case of rental housing, the least expensive of:

1. A unit for which the rent does not exceed 30% of household income for
households with incomes in the lowest 60% (beneath the 6™ decile) of the
income distribution of renters in the region, or

2. A unit for which rent is at or below the average market rent for units in the
region.

The estimated 2008 income for the 6 ™ decile of renters is $52,461, and the rent
affordable to households with incomes of $52,4 61 is $1,312. The average market
rent for all units in 2008 is $1,018, which is lower than the first figure, so the

latter figure has been used as the rental threshold. This rent is affordable to
households with incomes of $40,720. The equivalent purcha se price of an
ownership unit would be $144,000.

In the case of ownership housing, these documents define affordable to low and
moderate income households as the least expensive of:

Region of Peel
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1. Housing for which the purchase prices results in annual accommodation
costs of less than 30% of annual household incomes for households with
incomes in the lowest 60% of the income distribution in the region, or

2. Housing for which the purchase price is at least 10% below the average
purchase price of a resale unit in the regio n.

In Peel, 10% below the average price of a resale unit from January to April 2008
(most recent data available at the time of the analysis) was $306,815, which is
lower than the price affordable to households at the 6 ™ income decile ($92,890)
which could afford a $328,827 unit so the former figure of $306,815 ° becomes the
affordable ownership threshold. The equivalent rent would be $2,167, and
affordable to households with incomes of $86,700.

Developing the Targets

Household projection figures , being developed as part of the Managing Growth
focus area of the Peel Region Official Plan Review, will be used to establish annual
housing targets once they become available. The targets will be developed for the
Region as a whole, as well as each of the local municipalities, and will be broken
down by type/density of housing, tenure and price. In the absence of the

Managing Growth figures preliminary targets by tenure and price have been
prepared, but will be updated in a later version of this report.

In term s of tenure, it has been assumed that all of the units developed beneath the
affordable rental housing threshold will be rental because of the difficulty of
achieving a purchase price of a home beneath $144,000. The units to be
affordable to households be neath the affordable ownership housing threshold
should be a mix of market rental housing and affordable ownership housing. All
units to be produced at levels affordable to households above the affordable
ownership housing threshold are assumed to be ownership units.

® Affordable purchase prices assumes a 25year amortization period, a 6.1% mortgage rate, and a 10% downpayment.

Region of Peel
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Preliminary Annual Housing Targets by Tenure and Price

Just to maintain the status quo and not increase the gap in housing affordability,
approximately 20% of the units being produced will need to be affordable to
households beneath the rental threshold where market rental housing becomes
affordable. The rents for these units will need to be less than $1,018 per month

(in 2008 dollars) or purchase prices of less than $144,000. These units are likely to
be almost exclusively rental units.  Another 35% of the units will need to be
created for households between the rental and ownership thresholds where
ownership housing becomes affordable. These units will need rents up to $2,167 or
purchase prices up to $307,000 and should be a mix of market rental and
affordable ownership units.

Region of Peel
Housing Strategy (Final- August 2009)
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Table 7: Preliminary Annual Housing Targets,

Income Threshold

Rent

Purchase
Price

Number of
Units (5 yr
avg)

Number of
Units (25 yr
avg)

Percentage
of Total
Units

1 Bedroom
2 Bedroom
3 Bedroom
4+ Bedroom

Average

Mississauga
Brampton
Caledon
Peel Region
Mississauga
Brampton
Caledon
Peel Region
Mississauga
Brampton
Caledon
Peel Region

Housing Strategy (Final- August 2009)

Social Housing

less than $37,200
less than $900

less than $1,050

less than $1,263

less than $1,525
less than $930

less than $132,000

350
375
75
800
350
550
100

1,000
19%
16%
11%
17%

Affordable Rental

$37,200 - $40,720
$900 - $926

$1,050 - $1,063
$1,263 - $1,525
$930- $1,018

$132,000 - $144,000
50
75
25
150
75
100
25
200
3%
3%
2%
3%

Peel Region and Area Municipalities

Market Rental

and Affordable

Ownership

$40,720 -
$86,700

$1,018 - $2,167

$144,000 -
$307,000

625
900
175
1,700
650
1,250
200
2,100
34%
37%
28%
35%

Market
Ownership

More than
$86,700

more than
$307,000

800
1,025
325
2,150
775
1,400
325
2,500
45%
44%
59%
45%
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3.2  Housing Goals

Based on the issues identified above, four key goals emerged:
1. Adequate and Diverse Housing Supply

2. Affordable Housing Supply

w

Housing Access and Hasing Options for Diverse and Special Needs Groups
4. Sustainable Compact Complete Communities

The Housing Strategy defines objectives as well as actions or strategies to works
towards meeting these goals.

3.3  Overview of Tools and Practices to Address Housin g Issues

The issues identified in this paper create the framework for research contained in
the Tools and Practices Background Paper. The Tools and Practices Paper reviews
relevant federal legislation such as the National Housing Act, as well as federal
policies and programs related to the provision and retention of housing including
safe, affordable, accessible, special needs, and Aboriginal housing, as well as
energy efficiency. Provincial legislation including the Municipal Act, Planning Act,
Social Hausing Reform Act, and others, is also reviewed, as well as recent
provincial policy documents such as the Provincial Policy Statement and Places to
Grow, and provincial policies and programs related to affordable and supportive
housing, homelessness, and aergy efficiency. Regional and local municipal
legislation such as the official plans, and zoning by -laws as well as municipal
policies and programs related to affordable housing and homelessness were also
reviewed.

The Tools and Practices paper also describes a range of legislative and regulatory
provisions as well as tools and practices from other jurisdictions that can be
considered by the Region and area municipalities to help encourage the production

Region of Peel
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of affordable housing.

This review provides a foundation for the specific actions that are identified in the
Housing Strategy to promote collaboration and partnership s among senior levels of
government, the region, area municipalities, non -profit organizations, the private
sector and residents to ma ke effective use of all available and appropriate housing

programs and funding sources to achieve the vision of meeting the housing needs of
all residents.

Region of Peel
Housing Strategy (Final- August 2009)
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4.0 Housing Strategy

A Range of Housing Needs and Demands

The Region of Peel has witnessed many changes in the last fifteen years, such as rapid population growth, and an increase in the number
of immigrants settling in the Region. It has also experienced shifts in the demographic characteristics such as an aging of  the population
and an increase in household sizes. While the Region is comprised of many affluent households, it is experiencing a growing housing
affordability gap. The housing supply in Peel is currently not meeting the affordability needs of almost one third of all households.
Additional social and affordable rental housing is needed for households in the bottom three income deciles.

In addition to the affordability needs, residents with special needs are experiencing limited availability of housing to meet their needs,
and some distinct groups are facing particular difficulties finding and maintaining suitable, adequate and affordable housing . Beyond
current needs, Peel ds population is anticipated Hemforearangaandurex oft o

housing types should be provided in Peel Region to better accommodate a more diverse population in various stages of their li fe cycles
including empty nesters, lone parents, new immigrants, students, and persons with disabilitie s, as well as those with various financial
capacities.
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Peel 0s Housing Strategy in Context

The direction to develop the Housing Strategy comes from recent provincial initiatives including the  Provincial Policy Statement (2005)
and Places to Grow: Growth Plan for the Greater Golden Horseshoe (2006), as well as the Regional Official Plan. The Regional Official
Plan is currently under review and the development of the Housing Strategy was undertaken as part of the Peel Regional Offici al Plan
Review work prog r a m. The Housing Strategy also contributes to the obj
December 2008.

In addition to providing suggested policies for the Regional Official Plan, the Housing Strategy also supports many of the other focus
areas of the Regional Official Plan Review including Managing Growth; Energy; Transportation; Employment Lands; Consultation,
Communication and Engagement; Monitoring; and Sustainability. The sustainability focus area, which developed poli cies that address
the four dimensions of sustainability -- economic, social, environmental, and cultural, is of particular importance because one of the
fundamental aspects of sustainability is incorporating sustainability concepts at the design stages of housing developments and
communities. The Housing Strategy further supplements the Official Plan policies by suggesting other potential measures and action
items for the Region and area municipalities to meet housing needs and achieving provincial targets

Developing the Housing Strategy

The purpose of the Housing Strategy is to provide a strategic framework or roadmap that will help guide the Region of Peelto  meet the
housing needs of its current and future residents. The Housing Strategy sets out fo ur goals or strategic directions that emerged through
the analysis of housing need and demand in phase one of the process. It defines objectives or outcomes as well as actions or strategies
to be accomplished in the near term (three years) as well as the longer term as the Region works towards meeting these goals.
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A Coordinated Effort

While the Region of Peel is the main entity responsible for the implementation of actions in the Housing Strategy, to make po  ssible its

success, the identified actions mu st be undertaken in a collaborative approach with community partners including area municipalities,
senior levels of government, service and support agencies, housing providers, community organizations and the community at la rge.
The roles of the primary partners in implementing the Housing Strategy are summarized below.

Private Sector Role

The private sector has a number of roles in the implementation the actions in the Housing Strategy, these are summarized belo  w.

Private Land Owners and Developers

Land investment and development activities of the private sector are the primary mechanisms for meeting the majority of housing
needs in the Region. However, there are many housing needs along the continuum that are not being adequately met by the priv  ate
sector. Affordability is the biggest factor affecting the gaps in supply due to barriers and challenges in bringing such devel  opment to
market while at the same time earning a suitable return on investment. Private land owners and developers can participat e in the
implementation of the actions in the Housing Strategy by:

9 Partnering with the Region and community organizations to expand the supply of housing across the continuum (possibly through

the use of incentives)

i Assisting in achieving Regional and locd municipal policies such as reducing urban sprawl, achieving mixed use communities and

creating inclusive communities.

Private Investors and Landlords

Private investors, landlords, and rooming house operators provide a significant portion of rental housi ng in the Region. Private investors

and landlords can assist in meeting the housing needs of many households by:

9 Cooperating with the Region and local municipalities to ensure a secure supply of rental housing in the Region

Ideally, this helps ensure tha t rent levels in the private market are within reach of most households on the housing continuum.

3 L]
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Public Sector Role
All levels of government play key roles in implementing the Housing Strategy. These roles are summarized below.

Federal Governmen t Role
The Government of Canada plays a key role in assisting to address the housing needs in Peel Region. While many of the Federal

government 6s former responsibilities have been turned ovedilto
mai ntains a highly active and i mportant role in many ar easermfme
role includes:

1 Participating in a variety of programs providing financial assistance and support, such as the Fede ral-Provincial Affordable
Housing Program. This is done largely through Canada Mortgage and Housing Corporation (CMHC), the Federal Crown
Corporation responsible for housing

1 Providing funding to alleviate homelessness through the Federal Department Human Resources and Social Development, which
administers the National Homelessness Initiative

1 Adopting legislation and regulations, as well as providing funding, in areas which complement housing such as health care,
education, taxation, infrastructure, labour, immigration, Aboriginal persons, and so on.

Provincial Government Role

The Government of Ontario fulfills a wide range of key rim|fundingi
programs and other supports. The Provincial role has evolved in recent years from direct delivery of housing programs and services to
more of a regulatory, financial and administrative rol e. The

9 Participating in funding programs such as the Federal -Provincial Affordable Housing Program through the Ministry of Municipal
Affairs and Housing

9 Setting out a range of policies providing guidance to the Region and local municipalities in the development of local housing  and
planning policy, including the Provincial g o v e r n neowirtcidl Policy Statement and Places to Grow. Putting in place the
required legislative authority for the Region and local municipalities to implement these policies

Providing support service funding for persons with health -related needs, through the Ministry of Health and Long Term Care

Providing funding support for a variety of services, including shelters for women fleeing abuse, emergency shelters, housing  for
persons with developmental disabilities and homelessness support services, t hrough the Ministry of Community and Social
Services.
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Regional Government Role

Much like its two senior level government partners, the Region of Peel also plays a key role in meeting housing needs, and fu [fills a
multitude of responsibilities. These in clude:

9 Carrying out planning responsibilities through the Regional Official Plan to guide land use and housing supply activity to me et the
Region housing needs

Developing and implementing policy to support the retention and expansion of affordable housing
Administrating and funding social housing operated by local non -profit housing providers
Managing rent supplement and housing allowance programs

Ensuring delivery of the coordinated access social housing waiting list

Owning, funding and operating the munic ipal non-profit housing corporation, Peel Living
Owning and funding emergency shelters

Owning and operating long term care facilities

Administering and funding Ontario Works social assistance

Administering funding for community -based support services addressing issues of homelessness

= =4 4 4 -4 -4 A4 -4 -2 -2

Advocating for change in housing policies and funding programs of senior levels of government.

The Regional government has a leadership role to play meeting housing needs and implementing the Housing Strategy.

Local Municipa | Government Role
The area municipalities also have a key role in meeting local housing needs. This role includes:

1 Carrying out planning responsibilities through local official plans, zoning by -laws, secondary plans, and establishing community
improvement areas, etc., to guide land use and housing supply activity to meet local housing and growth requirements

1 In collaboration with the Region, developing and implementing policy to support the retention and expansion of affordable
housing

1 Licensing and inspedion of residential buildings
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Third Sector Role

The third sector plays several key roles in implementing the Housing Strategy. The roles of the key third sector partners ar e
summarized below.

Emergency, Transitional and Supportive Housing Providers

1 Operating emergency shelters, transitional housing, and supportive housing, and developing new facilities to meet the needs,
provided that sufficient financial supports are available to enable them to do so

Non-Profit Housing Providers

9 Operating social housing stock in the Region and developing new affordable housing projects, provided that sufficient financial
supports are available to enable them to do so

Support Service Agencies

91 Providing a range of support services to assist in meeting local housing needs including assisting residents to find and retain
appropriate housing

Housing Advocates
9 Advocating on behalf of persons at various points on the housing continuum
9 Assisting individuals in dealing with landlords and government
91 Providing input in the develop ment of local policies

Sector Associations

1 Advocating for change and communicating to a wide audience

The Communityds Rol e

The issues identified have an impact on the entire community and have a more pronounced impact on low and moderate income
members of the community. Accordingly, the community at large has a key role to play in supporting the Housing Strategy. The role of
the community includes:

1 Supporting a mix of housing in all communities, including supporting affordable and special needs housing developments

1 Providing input to Regional and Municipal policy
The decisions, choices and preferences of the various members of the community give the community an implicit role in address  ing
housing needs and issues.
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Goal
Goal 1 Adequate and Diverse Housing Supply

An adequate and diverse housing supply is an important component of meeting the needs of current residents and is required to
accommodate future population growth. M ore diversity and flexibility in the housing supply would ensure liveabili ty, choice and
affordability, given the demographic trends in the Region such as an aging population, steady immigration, an increase in lar  ger and
multiple -family households, and an increasing housing affordability gap. This goal is closely tied with Goa | 4 of Sustainable Complete
Compact Communities, which also emphasizes a range of housing forms to meet the lifetime needs of residents . This goal is in keeping
with the objectives the Peel Human Services Plan, in particular the objectives to ensure a con tinuum of housing options, and have plans
that anticipate and respond to the growing and competing needs of Peel.  Places to Grow and the Provincial Policy Statement also
strongly emphasize the need for a diversified housing stock, by requiring municipalit ies to set targets for housing production by type,
density, tenure and price. The Provincial Policy Statement further requires that municipalities ensure an adequate supply of land to
meet projected population growth.

Objective One

To provide for a div ersified housing stock, with a range of forms, densities and type, as well as housing targets by
type, tenure and affordability

Short-term Actions (0 03 years)
Policy

1-1 I nclude housing targets in the Regi on 0 dite©dnd enaouragé areR inuminipalitiesto t he Regi
include housing targets in their official plan which identify target for type, densities, tenure and price

Monitoring
1-2 Putin place a system to monitor housing targets on an annual basis
Education

1-3 DevelopaRegimal housing statement to convey the Regionés vision, missioa
its current and future residents

1-4 Develop, in collaboration with area municipalities, an education and awareness program to dispel myths and nega tivity of
secondary suites and other forms of housing such as shelters, and rooming and lodging houses
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Advocacy
Provincial policies emphasize the need for a diverse housing stock. The Province needs to support the Region in providing a diversified
housing stock by providing stronger regulatory authority to enforce the achievement of the affordable housing targets by the area
municipalities.
1-5 As part of the Regionds comprehensive advocacy campaiMumcjpaltea ke a | e
of Ontario to advise the Province on the type of regulatory changes that are required to ensure that municipalities have the
authority to enforce affordability targets
Area municipalities play a key role in ensuring a diversified housing sto ck. Area municipalities can contribute to a diversified housing
stock by:

o Permitting diverse forms of housing such as rooming, boarding and lodging homes, single room occupancy, convertible houses,
stacked row/townhouses and the Grow Home in residential a reas throughout the Region as a way to meet the needs of low
and moderate income households, including a proper regulatory framework for such housing

o City of Brampton and the City of Mississauga can identify opportunities where accessory apartments could b e provided,
subject to meeting relevant building, health and safety regulations

o City of Mississauga and City of Brampton can identify opportunities where garden suites could be provided, subject to meeting
relevant building, health and safety regulations

1-6 Encourage area municipalities to put in place policies which will promote a diversified housing stock in their municipalities and
support the area municipalitiesdd work in this regard, as appropria

Objective Two

To retain and maintain existing housing st  ock, especially rental housing

Short-term Actions (0 983 years)

Policy

1-7 Establish conversion and demolition policies in the Regiiomds offic
and demolition control by -laws in keeping withthe Regi onds of fi ci al plan in order to help pres

Collaboration/Partnerships

1-8 Work with housing providers to fully utilize available federal funding for capital repairs, as recently announced by the fede ral
government (January 27, 2009)
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Education

1-9 As part of the Regionds c o mporlewitrGWIC v ensueedhatlRRAPifunding forahe Remiongsrutilized
and that residents and landlords are aware of such funding programs, in particular those who are more likely toli ~ ve in dwellings
requiring major repairs, including Aboriginal persons, youth, persons with physical disabilities, lone parents and women

1-10As part of the Regi onds c o mpeansdbrgimeslliaborationendthutiee dotal numicipalites) dex i elaping an
integrated and responsive approach to rooming houses including aspects such as regulations, legalization and licensing, educa tion
initiatives, mediation, facilitation and conflict resolution, and financial assistance to rooming house landlords t 0 assist them in
raising and maintaining higher standards of care, fire and safety, and/or maintenance

Advocacy

Many of the social housing projects transferred from the Provincial government do not have sufficient funds to meet their lon g term
capital repair needs. The Province needs to provide supportive funds to meet these needs.

1-11 Continue to advise the provincial government of the need for sufficient funds to meet the long term capital repair needs of t he
social housing stock

1-12 Work with CMHC to discusstte benef it s and possibility of the Region of Peel becc
funding program to ensure that RRAP funding for the Region is utilized

Objective Three

To ensure a sufficient supply of land for residential growth and to m eet population targets through residential
intensification, redevelopment and designation of lands

Short-term Actions (0 983 years)

Policy

1-13 Work with the area municipalities to undertake vacant land surveys if this has not already been done as part of the  ir Places to
Grow conformity studies

Advocacy

Area municipalities play a key role in ensuring there is an adequate land supply for a range of housing types. The City of B rampton and
Town of Caledon can help ensure that there are sufficient lands designate d to accommodate medium and high density development by
adopting policies in their official plans to discourage or prohibit downzoning

1-14 strongly encourage the area municipalities to put in place policies which ensure there is an adequate land supply forar ange of
housing types and support the area municipalitiesd work in this re
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