COMMITTEE
AGENDA

TO Infrastructure, Development & Enterprise Committee

DATE Tuesday, October 6, 2015

LOCATION Council Chambers, Guelph City Hall, 1 Carden Street

TIME 5:00 p.m.

DISCLOSURE OF PECUNIARY INTEREST AND GENERAL NATURE
THEREOF

CONFIRMATION OF MINUTES - September 8, 2015 Open Meeting Minutes
PRESENTATIONS (Items with no accompanying report)

a) None

CONSENT AGENDA

The following resolutions have been prepared to facilitate the Committee’s
consideration of the various matters and are suggested for consideration. If the
Committee wishes to address a specific report in isolation of the Consent Agenda,
please identify the item. The item will be extracted and dealt with separately.
The balance of the Infrastructure, Development & Enterprise Committee Consent
Agenda will be approved in one resolution.

ITEM CITY DELEGATIONS TOBE e
PRESENTATION

IDE-2015.35 « Joan Jylanne, V4

Affordable Housing Strategy: Senior Policy

State of Housing Report Planner

IDE-2015.36 » Kealy Dedman,

Proposed Funding General Manager

Alternatives for Stormwater /City Engineer

Infrastructure *

(presentation only - 30

minutes)
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IDE-2015.37

Water Services Operational
Plan Endorsement and
2015 Annual & Summary
Report Update

Resolution to adopt the balance of the Infrastructure, Development & Enterprise
Committee Consent Agenda.

ITEMS EXTRACTED FROM CONSENT AGENDA
Once extracted items are identified, they will be dealt with in the following
order:

1) delegations (may include presentations)

2) staff presentations only

3) all others.

STAFF UPDATES AND ANNOUNCEMENTS
ADJOURNMENT

NEXT MEETING - November 3, 2015
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Infrastructure, Development & Enterprise Committee
Held in the Council Chambers, Guelph City Hall
Tuesday, September 8, 2015 at 5:00 p.m.

Attendance

Members: Chair B. Bell Councillor L. Piper (arrived at 5:06 p.m.)
Mayor C. Guthrie Councillor M. Salisbury
Councillor D. Gibson

Councillors: Councillor P. Allt Councillor A. Van Hellemond
Councillor J. Gordon Councillor K. Wettstein

Councillor J. Hofland

Staff: Mr. A. Horsman, Deputy CAO - Infrastructure, Development & Enterprise
Mr. D. Thomson, Deputy CAO - Public Services
Mr. T. Salter, General Manager, Planning Services
Mr. R. Kerr, Corporate Manager, Community Energy Initiative
Mr. P. Cartwright, General Manager, Business Development & Enterprise
Mr. A. Chapman, Corporate Manager, Community Energy Initiative
Mr. P. Busatto, Plant Manager, Water Services, Environmental Services

Ms. D. Black, Council Committee Coordinator

Call to Order (5:00 p.m.)

Chair Bell called the meeting to order.

Disclosure of Pecuniary Interest and General Nature Thereof
There were no disclosures.

Confirmation of Minutes

1. Moved by Councillor Gibson
Seconded by Mayor Guthrie

That the open meeting minutes of the Infrastructure, Development & Enterprise
Committee held on June 30 and July 7, 2015 be confirmed as recorded.

VOTING IN FAVOUR: Mayor Guthrie, Councillors Bell, Gibson and Salisbury (4)
VOTING AGAINST: (0)
CARRIED

Consent Agenda

The following item was extracted from the September 8, 2015 Consent Agenda to be voted on
separately:
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September 8, 2015 Infrastructure, Development & Enterprise Committee

IDE-2015.29 Guelph Energy Efficiency Retrofit Strategy (GEERS)

2. Moved by Mayor Guthrie
Seconded by Councillor Gibson

That the balance of the September 8, 2015 Infrastructure, Development & Enterprise
Committee Consent Agenda, as identified below, be adopted:

IDE-2015.30 Residential Water and Wastewater Billing Frequency and Renewal
of Meter Reading and Billing Agreement with Guelph Hydro Electric
Systems Inc.

1. That Council approve and the Mayor and Clerk be authorized to execute the five year
agreement with Guelph Hydro Electric Systems Incorporated for the provision of water
and wastewater meter reading and billing services, subject to the satisfaction of the
Deputy Chief Administrative Officer, Infrastructure, Development and Enterprise, and the
City Solicitor.

2. That the Deputy Chief Administrative Officer, Infrastructure, Development and
Enterprise, be authorized to update Schedule “A” of the Agreement for Water and
Wastewater Billing Services as appropriate, to reflect current rates and fees as agreed to
between the parties.

3. That Council approve the change to monthly billing for residential customers of municipal
water and wastewater services.

IDE-2015.31 Sign By-law Variances - 170 Metcalfe Street

1. That the report from Infrastructure, Development and Enterprise dated September 8,
2015 regarding sign by-law variance for 170 Metcalfe Street, be received.

2. That the request for a variance from the Sign By-law for 170 Metcalfe Street to permit a
freestanding sign to be a height of 3.23m above the adjacent road, be approved.

IDE-2015.32 Sign By-law Variances - 230 Silvercreek Parkway North

1. That the report from Infrastructure, Development and Enterprise dated September 8,
2015 regarding sign by-law variances for 230 Silvercreek Parkway North, be received.

2. That the request for variances from the Sign By-law for 230 Silvercreek Parkway North
one (1) sign with an area of 7.91m? to be located 0.06m above the ground surface, be
approved.

3. That the request for variances from the Sign By-law for 230 Silvercreek Parkway North
to permit one (1) sign with an area of 3.17m?” to be located 0.11m above the ground
surface, be approved.

4. That the request for variances from the Sign By-law for 230 Silvercreek Parkway North
to permit one (1) sign with an area of 3.15m? to be located 2.15m above the ground
surface, be approved.
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September 8, 2015 Infrastructure, Development & Enterprise Committee

5. That the request for variances from the Sign By-law for 230 Silvercreek Parkway North
to permit one (1) sign with an area of 4.7m? to be located 1.28m above the ground
surface, be approved.

IDE-2015.33 Sign By-law Variances - 21 Surrey Street West

1. That the report from Infrastructure, Development and Enterprise dated September 8,
2015 regarding sign by-law variances for 21 Surrey Street West, be received.

2. That the request for a variance from the Sign By-law for 21 Surrey Street West to permit
20.08m? of signage in an Office Residential Zone, including a 1.52m? building sign
located 1.52m above the ground surface, be approved.

IDE-2015.34 Sign By-law Variances - 75 Speedvale Avenue East

1. That the report from Infrastructure, Development and Enterprise dated September 8,
2015 regarding sign by-law variances for 75 Speedvale Avenue East, be received.

2. That the request for a variance from the Sign By-law for 75 Speedvale Avenue East to
permit a freestanding sign with an area of 5.2m? be approved.

VOTING IN FAVOUR: Mayor Guthrie, Councillors Bell, Gibson and Salisbury (4)
VOTING AGAINST: (0)
CARRIED

Extracted Consent Items
IDE-2015.29 Guelph Energy Efficiency Retrofit Strategy (GEERS)
Councillor Piper arrived at the meeting. (5:07 p.m.)

The Corporate Manager, Community Energy Initiative explained the objectives, business
process, funding sources, revenue and cost structure, and goals and benefits of the strategy.
He provided examples of potential homeowner’s savings and explained why only residential
properties are included. He noted eligibility requirements and processes are being reviewed
and staff will report to Council.

Discussion ensued regarding eligibility criteria, liability issues, approval processes,
administrative details, projected participation numbers, loan logistics, debt management,
disposal of waste materials, benefits to citizens and staffing requirements and the feasibility of
the initiating a pilot study.

Mr. Kithio Mwanzia, President and CEO, Guelph Chamber of Commerce, stated they support the
proposal and believe it will provide opportunities for businesses to grow as proven by programs
within other municipalities. They would like a timeline for inclusion of industrial and
commercial properties and flexibility for the eligibility of products and services. They are
committed to working with the City to make the program successful.

Mr. Evan Ferrari, Executive Director, eMERGE Guelph, supports the GEERS program. He
believes the program will help people save money and reduce environmental impacts, put
people to work locally and encourage efficiency and conservation. The program will also help
keep renewable energy here and develop energy security within the City. They support the
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September 8, 2015 Infrastructure, Development & Enterprise Committee

work of staff and encourage Council to support the program. He stated that eMERGE would
work with the City to assist with the administrative burden.

Staff will address the issues raised in a forthcoming report including the following: why only
residential properties are included now; address implications of going to industrial and
commercial sector later; impact on debt financing risk; liability issues; bureaucracy issues;
fluidity of lists of acceptable new products or technology; scaling analysis and applicable
costing and staffing levels; review of energy prices information used for the model; feasibility
of a pilot project of two or five years; and determining the breakeven point and when a
homeowner would see benefits.

3. Moved by Councillor Piper
Seconded by Councillor Salisbury

1. That the report from Infrastructure, Development and Enterprise dated September 8,
2015 entitled Guelph Energy Efficiency Retrofit Strategy (GEERS) be received.

2. That staff be directed to continue with the detailed design of the GEERS program
including establishing an advisory group, developing a financing structure, designing a
business process using Local Improvement Charges to facilitate energy efficiency retrofit
projects, and investigating potential investors.

3. That staff be directed to draft the necessary by-laws to allow the use of Local
Improvement Charges for energy projects.

4. That staff be directed to report back by Q1 2016, with a full report on program details,
as described.

VOTING IN FAVOUR: Mayor Guthrie, Councillors Gibson and Salisbury (4)
VOTING AGAINST: Councillor Bell (1)
CARRIED
Staff Updates and Announcements
There were no staff updates or announcements.

Adjournment (6:57 p.m.)

6. Moved by Councillor Gibson
Seconded by Mayor Guthrie

That the meeting be adjourned.
CARRIED

Dolores Black
Council Committee Coordinator
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INFRASTRUCTURE, DEVELOPMENT & ENTERPRISE COMMITTEE
CONSENT AGENDA
Tuesday, October 6, 2015

Members of the Infrastructure, Development & Enterprise Committee.

SUMMARY OF REPORTS:

The following resolutions have been prepared to facilitate the Committee’s consideration of
the various matters and are suggested for consideration. If the Committee wishes to address
a specific report in isolation of the Consent Agenda, please identify the item. The item will be
extracted and dealt with immediately. The balance of the Infrastructure, Development &
Enterprise Committee Consent Agenda will be approved in one resolution.

A Reports from Administrative Staff

REPORT DIRECTION

IDE-2015.35 AFFORDABLE HOUSING STRATEGY: STATE OF Receive
HOUSING REPORT

1. That Report 15-37 from Infrastructure, Development and
Enterprise regarding the Affordable Housing Strategy: State of
Housing Report dated October 6, 2015 be received.

IDE-2015.36 PROPOSED FUNDING ALTERNATIVES FOR Receive
STORMWATER INFRASTRUCTURE

1. That the Stormwater Funding Study presentation be received.

IDE-2015.37 WATER SERVICES OPERATIONAL PLAN
ENDORSEMENT AND 2015 ANNUAL & SUMMARY Approve
REPORT UPDATE

1. That Guelph City Council endorse the Water Services’ Operational
Plan.

2. That Guelph City Council receive the 2015 Annual and Summary
Water Services Report Update (compliance) for the period of
January 1 to June 30.

attach.













































Attachment 2

Affordable Housing Strategy:
The Current State of Housing
in the City of Guelph

Prepared by
City of Guelph
(October 2015)



Executive Summary

This State of Housing report presents the results of Phase 2 of the Affordable
Housing Strategy. It presents a statistical analysis of demographic, economic and
housing data for Guelph, and identifies three key issues where improvements can
be made to advance the City’s targets for affordable rental and ownership housing,
as outlined in the Official Plan Update (Official Plan Amendment 48), 2012.

The primary focus of the Affordable Housing Strategy is on private market
housing for low and moderate income households. In Guelph, private market
housing represents 95% of the current housing supply (over 50,000 units).

The 10-year Housing and Homelessness Plan (HHP) for Guelph and Wellington
County - A Place to Call Home, 2013 - produced by the Service Manager (County of
Wellington) in collaboration with the City and other community providers, outlines
the community’s plan for non-market housing. The City recognizes the continued
lead role of the Service Manager in implementing the 10-year HHP. The City’s
Affordable Housing Strategy is meant to complement the HHP, by ensuring that,
where appropriate, complementary and value-added strategies are developed.

The City’s Affordable Housing Strategy will focus on policy drivers, tools and
incentives available to the City, in its role as the local land use planning authority.
It will also assist Council in responding to affordable housing funding opportunities
and the City’s potential role in funding or incenting affordable housing projects, for
example by using the City’s Affordable Housing Reserve (AHR). The opportunity to
integrate recommended actions with existing policies and processes, including other
funding sources, growth management monitoring and other monitoring processes,
will also be explored.

What is Affordable Housing?

The term "affordable housing" is often used interchangeably with "social housing."
However, social (government subsidized) housing is just one category of affordable
housing. Affordable housing is a much broader term that includes housing provided
by the private, public and not-for-profit sectors, as well as all forms of housing
tenure.

The City’s Official Plan defines affordable housing according to the Provincial Policy
Statement, 2014 and Provincial Growth Plan, 2006 definitions, as follows:

a) In the case of ownership housing, the least expensive of:

i. Housing for which the purchase price results in annual accommodation
costs which do not exceed 30% of gross annual household income for
low and moderate income households; or

ii.  Housing for which the purchase price is at least 10% below the
average price of a resale unit in the regional market area.
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b) In the case of rental housing, the least expensive of:

i. A unit for which the rent does not exceed 30% of gross annual
household income for low and moderate income rental households; or

ii. A unit for which the rent is at or below the average market rent of a
unit in the regional market area.

Summary of Data Findings

Economic and Demographic Factors that Influence Housing Demand

High household growth - The population of Guelph is growing, which will
contribute to strong household formation and housing demand. The number
of households in Guelph is projected to rise 48% between 2011 and 2031.

Aging population - The population is aging, and there is an increasing
desire among seniors to “age in place”. The increase in the proportion of
seniors in the community will increase the demand for adaptable and
accessible, multiple-unit housing. Affordability for seniors living on fixed
incomes will also be a factor.

Immigration - Immigration is expected to be a strong contributor of
population growth in the Greater Golden Horseshoe area, which includes
Guelph. Recent immigrants will increase the demand for rental
accommodations.

People on the move - Between 2006 and 2011, over 27,000 individuals
changed houses within Guelph. In addition, 20,000 individuals moved to
Guelph from other places. The majority of these new residents are intra-
provincial migrants (i.e. moved to Guelph from other municipalities in
Ontario).

Low unemployment - Guelph has consistently outperformed the provincial
average on a range of labour force indicators (i.e. participation rate,
employment rate, etc.) over the past decade. Guelph typically holds one of
the lowest unemployment rates in Ontario. When unemployment rates are
low, more people are typically able to afford a house.

Many commuters - The cost of housing is a determining factor in where a
worker chooses to live. In 2011, about 25,000 workers commuted to
positions located in Guelph, while roughly 15,000 Guelph residents travelled
to jobs located outside the City. All told, Guelph residents held 61% of jobs
located in the City of Guelph. The majority of external workers come from
Waterloo Region and Wellington County.

Earnings - In 2014, half of Guelph’s labour force earned less than $23 per
hour, which equates to an annualized full-time salary of approximately
$43,000 per year. Households whose primary income source is derived from
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earnings in low paying industries and occupations tend to require affordable
housing options.

Household Income - Average household incomes in Guelph are slightly
below the provincial average. In general, tenant households have lower
incomes than homeowners.

Household Characteristics

Shrinking household size - At present, the average household size in
Guelph is 2.5 individuals. The average size of households has been declining
for over 20 years, and this trend is expected to continue. In Guelph, the
share of one person households has increased, while the proportion of three
or more person households has declined.

More one person households - Individuals living alone have been the
fastest growing household type in Guelph over the past 15 years. They
currently comprise over one-quarter of all household types, and the largest
share (43%) of all renter household types.

Seniors living alone - Seniors make up the largest segment (37%) of all
one person households. Many of these seniors are living on fixed incomes,
and will require affordable housing options. The median household income for
this group ($32,379) is the lowest of all household types.

Age of homeowners - Three-quarters of primary household maintainers
above the age of 35 own their home, and homeownership rates remain high
throughout the senior years.

Preferred structure type - In general, renter households tend to occupy
apartment structures while a majority of ownership households occupy single
detached dwellings. Occupancy levels reflect the nature of the rental and
ownership housing stock available.

Housing Supply

Composition of housing stock - While there has been an increase in the
number of new apartments and townhouse units being constructed in recent
years, Guelph’s housing stock is predominantly comprised of low density
housing.

Condominion conversions - Demolitions and rental conversions are not
resulting in a significant loss of total rental housing stock.

Low vacancy rate - The vacancy rate for Guelph’s primary rental market is
currently 0.6% (April 2015), well below the balanced and healthy benchmark
of 3%.
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- Increasing rental rates - Between 2011 and 2014, the private market
rental rates for Guelph increased 8%, above the Consumer Price Index (CPI)
rate of inflation for Ontario of 5% during this time period.

« Secondary rental market - 45% of Guelph’s rental units are in the
secondary market, and are considered to be temporary. One-quarter of all
accessory apartments are not rented.

* Rising house prices - The average resale price of a home was $327,062 in
2013 - up 25% since 2009, well above the CPI for Ontario of 8% during this
time period.

« Non-market housing - Non-market housing represents 4% of the total
housing stock in Guelph. The City currently supports non-market housing by
providing funding support to the Service Manager, as well as through its
historic use of Affordable Housing Reserve funds to incent the development
of affordable housing units.

Housing Affordability, Adequacy and Suitability

- Affordability challenges - One-quarter of Guelph’s households spent
above the affordability threshold for housing in 2011. Renters are more likely
than homeowners to have affordability challenges.

« Lack of small housing units - There is a shortfall of bachelor and one
bedroom units, and an abundant supply of dwelling types consisting of three
or more bedrooms. The projected rise in the number of one person
households will further increase the demand for small units.

« In good conditions - Over 90% of the housing stock is in good condition,
requiring only regular maintenance and minor repairs.

« Households in core housing need - 11% of all Guelph households were

living in core housing need in 2011. The incidence is highest among renters,
lone parent households, and one person households.

The Updated Affordable Housing Benchmarks
The updated affordability targets for 2013 are:

« Ownership - $294,000 per dwelling
+ Rental - $944 per month

These benchmarks were derived using market based calculations, as the rates are
lower than income based ones. The calculations are detailed in the report.
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The City is currently exceeding its affordable homeownership target to provide 27%
of new units below the benchmark price, but is not meeting the affordable rental
target of 3%.

Problem Statement

The range of housing options available in Guelph is not fully meeting the
affordability needs of low and moderate income households.

Over half of all households in Guelph cannot afford housing at the affordable
benchmark amounts.

Renter households with annual incomes at or below the 30" income percentile have
very limited housing options in the private market. In Guelph, this represents about
4,300 renter households with incomes below $23,000 (some of whom would be
living in non-market housing). These households are unable to afford a bachelor
unit, with an average market rental rate of $654 per month. Affordable options for
these households include: government subsidized housing, shared
accommodations, rooming houses, or lower cost accessory apartments. When these
options are not available, low income tenant households may be at risk of becoming
homeless due to an inability to pay market rent.

Tenant households with incomes between the 30" and 60" income percentiles may
be able to afford to rent units in the private market. However, they most likely do
not have the financial means to rent a “suitable” unit (i.e. a unit that has enough
bedrooms for the size and make-up of the household). In Guelph, there are
approximately 5,700 renter households with incomes in this range (between
$23,000 and $46,000). These households are able to afford a bachelor unit, and
some one and two bedroom units in the private market.

With respect to ownership, households with incomes between $45,000 and $89,000
(i.e. 30" and 60" income percentile for all households) may be able to afford to
enter the ownership market. In Guelph, there are about 19,000 households with
annual incomes in this range. These households can afford to purchase apartments
and some townhouse and semi-detached units.

Key Issues

Issue 1: There are not enough small units to rent or buy to meet the
affordability needs of all smaller households.

Issue 2: A lack of available primary rental supply makes it difficult for
people to find affordable rental housing.

Issue 3: The secondary rental market provides choice of affordable

dwelling types but the supply is not as secure as the primary
rental market.

State of Housing in Guelph, October 2015 6



Table of Contents

EXE@CULIVE SUMMATY .cciiiiimisismsmsissssmsisssssssssssssssssss s s s ssssssssssssssas s sssssss s sssssasassnsssasanns 2
1. INErOAUCHION s ————————————_— 9
1.1 How To Read This RePOTt ... 9
1.2 Data Sources and LIMitations......ummissssssssssssssssssssssssaans 10
2. Affordable Housing Strategy Background ... 11
7 o0 ) 0 11
20 207 X 1) 1] 30T U o 13
3. Defining Affordable HOUSING ... 14
3.1 HousSing TerminolOgY ......msmsmmmsmsmssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssasssssssssssssssssssssssasans 15
4. Demographic and Economic Factors Influencing Housing Demand ..........cocouecucacnns 15
4.1 Population CharacteriStiCs ... 15
4.1.1 Population and Household GrOWth ... sssssssssssssssssesns 15
4.1.2 AZE DiSTTIDULION coueeeeceeeeeeseeereiecs et se s es e ss s s s s 16
4.1.3 NEW IMIMIGTANTS ..ccorirririenree e rerees s ss s ssesss s ssssse s sssss s s ss s nae s snssn s 18
4.1.4 PeOPle WHO MOVEd.....iereeereereceeeemeeseesseesssessesssesssessssssssssssssssssseesssssssssssesssessssssssssssssssessssssssesssssssssssesens 18

4.2 Labour Force CharacteriStiCS.....mmmmmmmmmmsssssss s 19
4.2.1 UNemployMENt RALES .....oieeecereceeereeseesseesssessessseessessesssssssssssssssssesssssssssssesssessssssssesssssssessssssssssssssssessseseas 19
4.2.2 COMMUEINEG PAtLEITIS .couirurrieerereesirecs s ss s s ss s ssssssaas 20
4.2.3 EMPIOYMENT EQITIIES ...eucvrieereereeseeecsreesesseesseeseessessessessssssesssessesssessssssssssessssssessssssssssssssassssssssessssssesssssssans 21

S 0 D (00 4 23
4.3.1 INCOME DiStITDULION .uvcurieeeereeesetseeseeeet st issee e ssss s ssesss bbb st 23
4.3.2 INCIdeNnCe Of LOW INCOIME ...ttt isssss st ssssssbsssssessssss s s ssss s sssssssans 25

4.4 Summary of Demographic and Economic Data Findings........ccumms 26
5. Household CharacteristiCs ... 27
5.1 HOUSENOIA SIZE.....ccverrrmieiisnnsnsnsssnssssisssssssssssssssssssssssssssssss s ssssssssssssssssssssssssssssssssssmsasasssss s s snsnssssssanas 27
5.2 HOUSENOIA TYPES..ciirrureirmirmsmsmsmsssssssssssssssssssssssssssssssssss s ssssssssssss s e msssas s s ssssasassasas 28
5.2.1 Income by HOUSEhOIA TYPES ....urueuriererreirerreeseiseesseeecs s sseeseessessssssessssssssssessssssesssssssssessssssssssssssssesas 30

5.3 One Person HouSeholds........commsssssssssssssssssssssssssssssssssssssssssssssssssassss 31
LT ) 1 1) 32
5.4.1 Tenure by HOUSENOLIA TYPES ...crrueurierrerreererreeseiseesseeecs et sses s ssesssesssesss s sssssssssessssssssssssssssesas 33
5.4.2 TENUIE DY StIUCLUTE TYPE ..ouvueerieecereeeeseiset et seessesees e ssesss s sssesssss s s ssse s sas 34

5.5 Primary Household Maintainer ... 35
5.5.1 Age of Primary Household Maintainer by Structure TYPe ....cvceenmeemeeneernmesseesseesseesssesssennaes 36

5.6 Summary of Household Characteristic FINdings ... 38
6. HOUSING SUPPILY .ociiiiimmnmmmmmsmsmssisssssssssssssssssssssssssss s ssssssssssssssssns 39
6.1 Existing HouSING SEOCK ... ssssssssss s ssssssssssasas 39
L0 0 Y w0 ot DD T T o PP 40

6.2 Residential DevelopPmeEnt..... .. ssssssasas 41
6.2.1 ReSIANTIAl PEIMILS ..c.vcuiiircessireisseersississsises s ssssss s sssss s s st ssssss s ssssss s ssssssssssssssssssssssssssnsas 41
6.2.2 Residential DEMOLITIONS ... sssssss s ssssss s sssssssssssssssssssssssssssssas 43
6.2.3 CONAOMINIUM CONVETSIONS ...cvuueuierreuseeseesseessesseessesseessesssessssssessssssesssessssssessssssssssssssssssssssssessesssesssssssssssssesas 43

6.3 Primary Rental MarKet ........oimmmsssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssss 44

State of Housing in Guelph, October 2015 7



6.3.1 AVErage Market RENES ...t eessessesses s essesssess s sessss s ssss s ssssssssss s sssassssssssssssees 44

6.3.2 VACANCY RATES. ...t 45

6.4 Secondary Rental MarKket ... ssssssssssssssssssssssssssssas 47
6.4.1 ACCESSOTY APATTINENLS ....cvveucecereceseerese s ses s ss s sss s s st s s s s s s ane s 47
6.4.2 Secondary Market RENtal RAteS ... ssssssssssssssssssssssssssssssssssssssssssses 48

6.5 Resale HOUSING MATKeL .......cicmnmnmnmismsmsmsmssssssssssssssssssssssssssssssssssssssssssssssssasssssssssssssssssssssssssssssssssssssens 49
6.5.1 AVErage RESAIE PTICES ..ottt s bbb 49

6.6 NON-Market HOUSING ....cccoviuimnmsmsssssmsssmsmsisisssssssssssssssssss s ssssssssssssssssssssssssssssssssssssssassssssssssssssassssssssasaes 50
6.7 Summary of Housing SUpply FINAiNgs ... 53
7. Housing Affordability, Suitability, and Adequacy ... 53
7.1 AffOrdability ... e 54
/] 11 1031 55
7 T Yo U |1 = U 56
7.4 Core HOUSING NEEd ..o s ssssassssss s s assssasas 58
7.4.1 Core Housing Need by HOUSEhOIA TYPE ....veuiueureenecrreererreieeseeseeseesseeecsseesessessessssssesssssssssessesssessesns 59
7.4.2 Core HOUSING NEEA DY AGE ..ottt ssesss s sessss e ss s s ssss s sssssssssssssssas 60
7.4.3 Core Housing Need by Household Type and AZE ......cceeeeemeemneeenseenesseesssesssesssessseesseessesssessses 61

7.5 Summary of Housing Affordability, Suitability, and Adequacy Findings .........ccocouniusesenans 63
8. Updating the Affordable Housing Benchmarks ..., 63
8.1 Rental BenChmarkK ... sssssssasssssssssssssssssssssssasssssssssssssssssas 64
8.1.1 How the Rental Benchmarks have Changed OVer Time ......eeeeeneeneseesseesssesees 64
8.1.2 Who Can Afford t0 RENt WAL ......coceeceeenrissisecesectsnessesssesssessss s ssssssssssssesssesssesssssssssssssssesssessssees 65

8.2 Ownership BeNChMATK ......cccoiiiissssssssssssssssssssssssssssssssssssssssssssssassssssssssssssssssssssasasasasssssssssanas 68
8.2.1 How the Ownership Benchmarks have Changed Over Time........eenenerneesneesseesnnees 68
8.2.2 Who Can Afford to PUIrchase WRat ... ssssssssssssssssssssssssssssssssssssssssssssssssns 69

9. Achieving the Official Plan Amendment 48 Affordable Housing Targets..........cc...... 72
9.1 Establishing the Target.......ss s ———————————" 72
9.2 OWNETSHIP OULCOIMES ...vovruruisissmsssssssssssssssssissssssssssssss s s sassss s s s e 72
9.2.1 New Residential DevelOPIMENT ... eenerreeeiecsseesessesseseessesssessessesssesssssessssssss st ssssssssssssesssessesas 72

9.3 RENTA] QULCOIMIES .ucurueeieieiararsmssssssissssmsmssssssssssssssssssssssssssssss s s e smsa e e e e e E R R R AR RS A R AR AR R e R R RS 74
9.3.1 Primary ReNtal MArKet ... oo reereeeseesseseessessesssessseessessssssssssssssssssssssssssssssssessssesssesssesssssssssssees 74
9.3.2 Secondary ReNtAl MArKEL ......ocoeeerreereeeeeseeseesseessesssessseesseessssssssssssssssssssesssesssesssessssssssesssessssssssssssees 74

10. Findings and CoNClUSIiON ... ssssssssssssssas 75
10.1 Problem Statement and Key ISSUES.......cuummmnmmmmsmsmsmmsmsissssssssssssssssssssssssssssssssssssssssssssasess 75
B0 0710 5 U L1 T o) 77
2] =) (=) 1 Lo 79
DAY 013 o 10 Nl 6 (0T ) o 82
Appendix B - Housing Continuum Methodology........ummmmmmmmssssssmsssssssssssssssssssas 87
Appendix C - Secondary Rental Market Research Methodology ...........cconinncsnssssnsnsesans 89
Appendix D - Ownership Benchmark Price Methodology.........ccummmmsmmsmsssssmssssssssssssans 91
Appendix E - Number and Type of Units Sold in Relation to BMP ...........ccounnnsnsssssninsnans 95
Appendix F - Supplementary Household Income Percentile Tables..........ccccunrinnnnanens 96

State of Housing in Guelph, October 2015 8



1. Introduction

Where you live impacts how you live. Having an appropriate, safe and affordable
place to call home contributes to all aspects of individual development. It promotes
positive health outcomes, supports strong educational and economic achievement,
encourages social inclusion, and helps to reduce poverty and homelessness. All of
which are essential to maintaining community health and wellbeing.

The provision of a full range of housing options to meet the changing needs of the
population is a fundamental component of the City of Guelph’s (City) sustainable
community vision. One of the key priorities of the City’s Corporate Strategic Plan
(2012-2016) is, “to ensure a well-designed, safe, inclusive, appealing and
sustainable City.” Accordingly, the City has undertaken the development of an
Affordable Housing Strategy. The primary focus of this strategy is on private market
housing for low and moderate income households.

This State of Housing report presents the results of Phase 2 of the Affordable
Housing Strategy. It presents a statistical analysis of demographic, economic and
housing data for Guelph, and identifies three key issues where improvements can
be made to advance the City’s targets for affordable rental and ownership housing,
as outlined in the Official Plan Update (Official Plan Amendment 48), 2012.

1.1 How To Read This Report

The information in this report has been organized into 11 sections, as follows:

1. Introduction - sets out the purpose and context of this report, and includes
important background information about the sources of data used in this
analysis.

2. Affordable Housing Strategy Background - provides an overview of the
purpose, scope, approach and timeline for the development of the Affordable
Housing Strategy.

3. Defining Affordable Housing - clarifies what the term “affordable housing”
means, including how much an affordable unit would cost to rent or buy in
the private market place.

4. Demographic and Economic Factors Influencing Housing Demand -
presents Guelph’s current and forecasted population, with a focus on key
demographic and economic characteristics that influence the need for and
supply of affordable housing.

5. Household Characteristics - explores the size and composition of

households by structure type, tenure, and age of the primary household
maintainer.
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6. Housing Supply - describes the supply and make-up of both rental and
ownership housing in the current private market place. Also includes some
background information on non-market housing, which is primarily
administered by the local Service Manager (County of Wellington).

7. Housing Affordability, Suitability and Adequacy - examines three vital
indicators of community wellbeing individually- housing affordability,
suitability and adequacy - and then as a combined indicator of core housing
need.

8. Updating the Affordable Housing Benchmarks - describes how the
housing affordability benchmarks were set, how these benchmarks have
changed over time, and how the benchmarks compare to market prices and
local household incomes.

9. Achieving the Official Plan Amendment 48 Affordable Housing
Targets - outlines how the City has performed against the affordable
housing targets in the Official Plan Update (OPA 48) to date.

10.Findings and Conclusions - describes three key issues about housing
affordability that will guide the deliberations in the following phases of the
Affordable Housing Strategy.

11.References and Appendices - includes supplementary information, such
as a glossary of key housing terms, references, methodological and survey
details, and technical data used to determine the housing affordability
thresholds.

1.2 Data Sources and Limitations

This report presents a compilation of available demographic, socio-economic and
housing market data about Guelph. The primary sources of data for this report
include: Canada Mortgage and Housing Corporation (CMHC), City of Guelph, County
of Wellington, EMSI (Economic Modeling Specialists Intl.), Municipal Property
Assessment Corporation (MPAC), and Statistics Canada’s Census of the Population,
National Household Survey (NHS), and Labour Force Survey (LFS). For a detailed
list of definitions and data sources, please refer to the References.

It is important to note that data from the 2011 NHS is of lower quality than the
mandatory long-form Census it replaced, and some of the results show different
trends than those derived from other surveys and administrative data.
Consequently, data from the NHS has only been used when higher quality data is
not available. In addition, due to changes in the collection methodology, the NHS
data is not comparable to the Census-based estimates produced in the past, and
this has limited the historical trending and analysis possible. In such instances,
information for Ontario has been included for comparison purposes.
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Where possible, data has been presented for the Guelph Census Subdivision (CSD
population 121,688 in 2011) which aligns with the boundary for the City of Guelph.
In some instances, data was only available for the Guelph CMA (Census
Metropolitan Area), which includes the City of Guelph, the Township of
Guelph/Eramosa and the Township of Puslinch (CMA population of 141,097 in
2011). The figures and tables cite where data represents the Guelph CMA. Where
Guelph is stated alone, the data is for the Guelph CSD (City of Guelph).

2. Affordable Housing Strategy Background

The Affordable Housing Strategy is intended to address municipal requirements
under the Provincial Policy Statement, 2014 and the Provincial Growth Plan, 2006.
It builds on the City’s Official Plan Update (OPA 48, currently under appeal to the
Ontario Municipal Board), which establishes a framework for planning for a range of
housing types and densities, through appropriate land use designations and
supporting policies.

The Affordable Housing Strategy will provide further clarity around affordability
issues and concrete recommendations regarding how to advance the Official Plan
affordable housing target that 30% of all new residential units constructed be
affordable. This target is broken down into an annual target of 27% ownership
housing and 3% rental housing. While not part of the annual affordable housing
target, the creation of 90 accessory apartments per year is also encouraged.

The Affordable Housing Strategy will focus on policy drivers, tools and incentives
available to the City, in its role as the local land use planning authority. It will also
assist Council in responding to affordable housing funding opportunities and the
City’s potential role in funding or incenting affordable housing projects, for example
by using the City’s Affordable Housing Reserve (AHR). The opportunity to integrate
recommended actions with existing policies and processes, including other funding
sources, growth management monitoring and other monitoring processes, will also
be explored.

2.1 Scope

The current housing supply in Guelph consists of approximately 53,000 housing
units - 96% of which are private market units and 4% of which are non-market
units (MPAC, December 2013). As illustrated in Figure 1 — The Affordable Housing
Continuum - the private market includes both private rental and homeownership.
Non-market housing consists of emergency shelters, transitional housing,
supportive housing, social housing and subsidized rental housing, and is generally
administered by other levels of government.*

! In accordance with the Housing Services Act, 2011, the County of Wellington is the
Consolidated Municipal Service Manager (Service Manager) for Guelph, and as such,
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The primary focus of the Affordable Housing Strategy is on private market
housing for low and moderate income households.” The 10-year Housing and
Homelessness Plan (HHP) for Guelph and Wellington County - A Place to Call Home,
2013 - produced by the Service Manager (County of Wellington) in collaboration
with the City and other community providers, outlines the community’s plan for
non-market housing. The City recognizes the continued lead role of the Service
Manager in implementing the 10-year HHP. The City’s Affordable Housing Strategy
is meant to complement the HHP, by ensuring that, where appropriate,
complementary and value-added strategies are developed.

Figure 1 — The Affordable Housing Continuum

Onta riols Affordability should be viewed on a continuum, rather than at a specific price point. Within Ontario's housing continuum, there are
varying degrees of affordability. The range and diversity of housing needs means that community responses to the challenge of
Hou Sing affordable housing require a range of approaches, based on community needs. Within the continuum, communities may face
" affordability challenges, both in absolute terms (the price of housing) as well as in relative terms (types of housing). Given the
Contlnu um diversity in land values across Ontario, similar housing types may vary in terms of affordability from one community to another.
Homelessness ~ Emergency Transitional Supportive Social Subsidized ~  Private market Home
shelters housing housing housing rental rental ownership
The provinces Provide Intermediate Housing with Housing Market housing Private market In 2006, 71% of
funds programs short-term step between support services  developed with subsidized rental comprises households in
for housing and temporary shelters and (such as medical government through the majority of Ontario own
other services for housing. permanent and social) to help  funding, including government  affordable housing their home
the homeless. housing. people live public, non-profit funding. in Ontario.

independently.  and cooperative

housing. ‘ ‘
Non-market housing Market housing
Source: Ministry of Municipal Affairs and Housing, 2011

administers provincially legislated social services for residents of both the City of Guelph
and Wellington County. The City of Guelph is a funder of provincially mandated housing and
homelessness services, administered by the County.

2 Households with an annual gross income at or below the 60" income percentile for the
regional market area are considered to be low and moderate income households.
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2.2 Approach

The process for developing the City’s Affordable Housing Strategy is occurring in
the following four phases, with community engagement opportunities provided at
key stages:

1. Background - The Background Report was presented to Council in April
2014. It sets out the context and scope of the Affordable Housing Strategy.
It details information about various government roles, responsibilities and
relationships, background policy documents, past studies and reports, and
City funding initiatives.

2. State of Housing - Over the past year, City staff have collected and
analyzed available demographic, economic and housing market data,
primarily from Statistics Canada, MPAC and CMHC. Due to a lack of available
data on the secondary rental market in Guelph, two studies were undertaken
in 2014: a Registered Accessory Apartment Survey and a Secondary Rental
Market Study. Following preliminary analysis of the data, the City held a
targeted focus group on February 2, 2015 with 17 stakeholders® to review
the data findings, and discuss the emerging affordable housing issues. This
report presents the results of this analysis.

The methodological details of the secondary rental market studies, and data
collection and analysis process, is included in the Appendices.

3. Directions - The next phase of the project will build on the data and
preliminary housing issues presented in this report. Staff will begin by
identifying available tools and formulating directions. Examples of tools
include regulatory responses (e.g. Zoning Amendment), policies and
procedures (e.g. development approvals process), financial (e.g. Affordable
Housing Reserve) and other (e.g. partnerships, communications, advocacy).
Community stakeholders will be consulted about the tools generated by staff
and how could they best be used to address the affordability issues.

4. Affordable Housing Strategy - The final report, which is scheduled for
completion in 2016, will provide concrete recommendations regarding how to
best support achievement of the city-wide 30% affordable housing target,
along with mechanisms to monitor achievement of the target.

3 Focus group participants included representatives from CMHC, County of Wellington,
Developer/Homebuilder, Guelph and District Association of Realtors, Habitat for Humanity,
COALT (Community Older Adult Leadership Team), Guelph and Wellington Task Force for
Poverty Elimination, University of Guelph, Central Student Association and the Wellington
Guelph Housing Committee.
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3. Defining Affordable Housing

According to CMHC (2014), housing is considered to be affordable for a given
household if it costs less than 30% of gross (before-tax) household income. The
term "affordable housing" is often used interchangeably with "social housing."
However, social housing is just one category of affordable housing; it usually refers
to rental housing subsidized by the government. Affordable housing is a much
broader term and includes housing provided by the private, public and not-for-profit
sectors as well as all forms of housing tenure (i.e. rental, ownership - freehold,
condominium, and cooperative). It also includes temporary as well as permanent
housing. In other words, the term affordable housing can refer to any part of the
housing continuum from emergency shelters to market homeownership (see Figure
1 above).

The City’s Official Plan defines affordable housing according to the Provincial Policy
Statement, 2014 and Provincial Growth Plan, 2006 definitions, as follows:

a) In the case of ownership housing, the least expensive of:

i. Housing for which the purchase price results in annual accommodation
costs which do not exceed 30% of gross annual household income for
low and moderate income households; or

ii. Housing for which the purchase price is at least 10% below the
average price of a resale unit in the regional market area.

b) In the case of rental housing, the least expensive of:
i. A unit for which the rent does not exceed 30% of gross annual
household income for low and moderate income rental households; or
ii. A unit for which the rent is at or below the average market rent of a
unit in the regional market area.

The Provincial Policy Statement, 2014 defines households as low and moderate
income households when their total annual income falls at or below the 60" income
percentile for the regional market area. In Guelph, the 60" income percentile is
$88,656 for all households, and $43,685 for tenant households (2013). The
affordable housing benchmark is set at a price of $294,000 per dwelling for
ownership housing, and $944 per month for rental housing (Refer to section 8 -
Updating the Affordability Housing Benchmarks - of this report for detail on how
these figures were derived).

Finally, it is important to note that the affordability definition in the Provincial Policy
Statement, 2014 differs from the definition in the federal-provincial Investment in
Affordable Housing (IAH) program. For properties built/renovated through the IAH,
tenants pay no more than 80% of Average Market Rent (AMR).
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3.1 Housing Terminology

The definitions of key housing terms are described in the text (or footnoted) when
they first appear. In addition, a full glossary is provided in Appendix A.

4. Demographic and Economic Factors Influencing
Housing Demand

This section of the report presents demographic and economic factors that influence
the demand for affordable housing in Guelph. The data presented here includes:
population size, growth and composition; employment and working conditions; and
household income levels. Reviewing both past trends and future forecasts helps us
to understand the community’s future affordable housing needs.

4.1 Population Characteristics

4.1.1 Population and Household Growth

The latest Census (2011) indicates that there are approximately 122,000 people
and over 48,000 households in Guelph. Municipal projections estimate that the
population will reach approximately 169,000 (excluding the Census undercount) by
2031. The total nhumber of households is projected to reach 70,500 by 2031. The
future increase in households will outpace population growth, primarily due to
decreasing sizes of average households (see section 5 for detail). How the City
manages this growth will have a large impact on livability and community
wellbeing.

Data Highlights

e There were 121,688 individuals living in Guelph in 2011.

e Between 2011 and 2031, Guelph’s population is expected to grow 39%, an
increase of 50,000 people to a total of 169,000 people in 2031.

e Future population growth is projected to be higher (22% between 2011 and
2021) than historical trends (15% between 2001 and 2011).

e There were 48,115 households in Guelph in 2011.

e Between 2011 and 2031, the total number of households is projected to rise
48%, an increase of 22,500 households to a total of 70,500 households in
2031.

e Future household growth is projected to be higher (26% between 2011 and
2021) than historical trends (19% between 2001 and 2011).

e Future household growth will outpace population growth.
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Figure 2 - Historical and Projected Population and Household Growth in Guelph,
2001-2031
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Source: City of Guelph Planning, Urban Design and Building Services. Data from Statistics Canada, 2001
2006 and 2011 Census, and Watson & Associates, Development Charge Background Study, 2014

4.1.2 Age Distribution

The age distribution of the population impacts the type and size of housing needed
in @ community:

- 18-24 years - At the onset of adulthood, young people begin moving out of
their parental home and seeking independent accommodation. They may be
entering the workforce and/or pursuing post-secondary opportunities. They
are generally looking for shared rental accommodations, bachelor or one
bedroom units.

« 25-44 years - People in this age category are in their “prime household
formation” years, when most individuals get married, have children, and
enter the housing market.

« 45-64 years - Individuals in this age category are in their prime earning
years. Their housing needs and aspirations may also begin to change as they
have more disposable income, and their children age and leave home.

+ 65-74 years - People begin to retire, but are still relatively active. According
to CMHC (2015 & 2008), there is an increasing desire among seniors to “age
in place” (i.e. continue to live in their current home and familiar community
for as long as possible, even if their health changes). This trend will create a
need for homes that can be easily adapted. Others may choose to downsize
out of lifestyle preferences, and a desire for less responsibility for looking
after a home. Research conducted by Lin (2015) found that individuals who
downsize after the age of 65 tend to move to rental accommodations,
whereas those who downsize before the age of 65 tend to stay owners.
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« 75 years and over - As individuals age, they may need support services
and assistance, such as personal care, homecare and meal preparation, to
allow them to remain in their homes. Others may need some form of
supportive housing or long-term care.

Figures 3 and 4 illustrate the 2011 Census and forecasted age distribution of males
and females living in Guelph and in the Province of Ontario. In general, the
population is aging and individuals of childbearing age are having fewer children
than previous generations. Over time, the age distribution of the population is
expected to become more uniform. There will be a decline in the proportion of
households in their prime household formation years (25-44 years), and an
increase in the proportion of seniors (65+ years). Although the absolute humbers of
people living in the community, in all age groups, will increase due to population
growth (see 4.1.1). The increase in the proportion of seniors in the community will
increase the demand for adaptable and accessible, multiple-unit housing.
Affordability for seniors living on fixed incomes will also be a factor.

Data Highlights?*

e In 2011, the median age of Guelph’s population was 37.7 years - 2.5 years
younger than the provincial median of 40.4 years.

e The population in their prime household formation years (25-44 years)
represented 29% of Guelph’s total population - 3 percentage points more
than the provincial average of 26%.

e Between 2011 and 2031, the share of Guelph’s population aged 25-44 years
is expected to decline by 2 percentage points. Although the absolute number
will increase from 34,785 to 47,780 individuals.

e In 2011, older adults (55-64 years) represented 9% of Guelph’s total
population - 4 percentage points less than the provincial average of 13%.

e Between 2011 and 2031, the share of Guelph’s population aged 55-64 years
is expected to increase by 2 percentage points. The absolute number will
increase from 10,860 to 18,670 individuals.

e In 2011, seniors (65+ years) represented 9% of Guelph’s total population -
1 percentage point less than the provincial average of 10%.

e Between 2011 and 2031, the share of Guelph’s population who will be
seniors is expected to increase by 5 percentage points. The absolute number
wil increase from 11,285 to 24,240 individuals.

* Due to a difference in data sources and methodologies, the future population projections
for 2031 for Guelph and Ontario are not comparable.

State of Housing in Guelph, October 2015 17



Figure 3 - Population Distribution by Figure 4 — Population Distribution by
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4.1.3 New Immigrants

Recent immigrants (arrived between 2006 and 2011) represented 2% of Guelph’s
population (2,965 individuals) in 2011, compared to 4% across the province
(Statistics Canada, 2011 NHS). Immigration is expected to be an important
contributor to population growth in the Greater Golden Horseshoe area, which
includes Guelph (Hemson Consulting Ltd., 2013). According to CMHC (2015),
immigrant populations are more likely to rent when they first move to Canada.

4.1.4 People Who Moved

Mobility status refers to the movement of Canadian residents. Persons who have
not changed residential dwellings are referred to as "non-movers”, and persons who
have relocated from one residence to another are referred to as "“movers”. There
are different types of movers - people who moved within the same city or town
(non-migrants); people who moved to a different city or town (internal migrants);
and people who came from another country to live in Canada (external migrants).

Between 2006 and 2011, over 27,000 individuals relocated their household within
Guelph. In addition, 20,000 individuals moved to Guelph from other places. The
majority of these new residents are intra-provincial migrants (i.e. moved to Guelph
from other municipalities in Ontario).
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Data Highlights

e Between 2006 and 2011, the majority of residents in Guelph (58%) lived in
the same residence as they did five years prior — 5 percentage points below
the provincial average of 63%.

e 24% of Guelph’s population (20,085) relocated in the past 5 years - 3
percentage points above the provincial average of 21%.

e 14% of Guelph’s population (15,715) was intra-provincial migrants - 3
percentage points above the provincial average of 11%.

e 1% of Guelph’s population was inter-provincial migrants — on par with the
provincial average.

e 2% of Guelph’s population was external migrants® - 2 percentage points
below the provincial average of 4%.

Table 1 - Population Who Moved, Guelph and Ontario, 2006-2011

Guelph Guelph Ontario

(#) (%) (%)
Lived in Same Dwelling (non-movers) 65,755 58% 63%
Moved within municipality (non-migrants) 27,300 24% 21%
Moved from a_dlffe.rent municipality in Ontario 15,715 14% 11%
(intra-provincial migrants)
M_oved from another province (inter-provincial 1,610 1% 1%
migrants)
Moved from another country (external migrants) 2,760 2% 4%

Source: Statistics Canada, 2011 NHS

4.2 Labour Force Characteristics

Employment and housing have an interdependent relationship, as most people’s
income comes from their job. A robust labour market contributes to a high demand
for housing, the type of which depends on the level of jobs in a community. An
economy with a large proportion of high-income positions, for example, tends to
lead to a demand for high-end housing. Low wage or part-time jobs can increase
the demand for affordable housing. When affordable housing options are not
available locally for the labour force, workers may purchase/rent homes outside the
community and commute to where they work. Therefore there is a need to ensure
that the local housing supply matches the economic requirements of the local
workforce.

4.2.1 Unemployment Rates

Guelph has consistently outperformed the provincial average on a range of labour
force indicators (i.e. participation rate, employment rate, etc.) over the past
decade. Guelph typically holds one of the lowest unemployment rates in Ontario.

> External migration should not be confused with immigration. It also includes Canadian
citizens who relocate to/from other countries.
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When unemployment rates are low, more people are typically able to afford a
house.

However, low unemployment rates may present recruitment challenges for
employers, particularly those looking for skilled workers. For employers looking to
recruit workers, or i