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Abstract

With the aim of developing a housing needs assessment tool for rural Manitoba, the
research investigates definitions of ‘rural’, the concept of housing need, and approaches
to its assessment. The main question is: how can housing need be identified and
quantified at the community or regional level? The response comes in the development of
a community-based rural housing needs assessment guidebook (documented in VVolume
2).

Literature reviewed (Part 2) targets definitions of rural, and an examination of: methods
of assessing housing need, the nature of housing need, trends in housing policy, housing
services programming, and the determination of housing need at alocal level.
Throughout, there is a focus on application of relevant literature to informing the design
and development of the guidebook. The key informant interview process and related
ethical considerations are presented in Part 3. The precedents review, of prior housing
needs assessments and guides, is also described. The results from these research methods
interviews are presented in Part 4, again with a focus on identifying how each informed
development of the guidebook.

Part 4 concludes with a description of the design of the housing needs assessment
guidebook, addressing the structure and scope of the assessment process, key
considerations and components included in the guide, the two-phase process that
constitutes the main information-generating component of the tool, and the discrepancy
model used to guide the user through the assessment process. Design of a sample survey
(an optional component of the guide) is also briefly discussed, as well as perceived
limitations of the guide including the need for a complementary strategic planning
process that picks up where the assessment leaves off, which might merit a second guide
that details such further steps. Certain realities of housing needs assessment in rural
Manitoba, and complicating aspects of the discrepancy model, are also discussed.

Part 5 details the early stages of application of components of the housing needs
assessment guide in the Minnedosa area of Manitoba. Strengths and weaknesses of the
components are identified, and associated refinements and changes are noted. It is
concluded (Part 6) that the rural housing needs assessment guide is a viable means of
identifying housing need in rural Manitoba. Possible benefits of its application are noted,
but there are also cautions regarding further desirable or necessary research.
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0.0 Executive Summary

In developing a needs assessment tool for rural Manitoba, this research first
examines the nature of “rural” and the nature of housing need. A more detailed
discussion of rural housing need is then possible. The question is, how can housing
need be identified and quantified at the community or regional level? The response
comes in the development of the rural housing needs assessment guidebook

(Volume 2 of this project).

Section two of this volume begins with a discussion of the nature of rural,
clarifying that the region being targeted in this research is best described as * non-
metro-adjacent’ (as opposed to metro-adjacent, and to northern and remote rural

regions of Manitoba).

In reviewing models for assessing rural housing needs, it is noted that the
discrepancy model is particularly suitable to the area in question. The model
consists of:

1) goal setting — identifying what ought to be;

2) performance measurement — determining what is; and

3) discrepancy identification — ordering differences between what ought to be

and what is.



Two approaches to measurement of need are identified: cross-sectional
measurement at a moment in time; and measurement of rate of change over a period

of time.

In examining the nature of housing need in rural Manitoba, it is noted that youth,
seniors, physically and mentally disabled persons, off-reserve aboriginal
households, low income households, and the homeless are identified as groups
deserving of special consideration in arural housing needs assessment. Rural
housing markets are noted as behaving similarly to those in urban areas, although
rural rental markets can be difficult to assess, and the housing industry can be
poorly-equipped to accommodate fluctuations in rural housing demand. Common

gaps in Canadian housing markets are identified.

CMHC’sHousing in Canada (HIC) Database (2000) is examined for an overview
of housing in rural areas. Older dwellings (which are more common in rural than in
urban areas) and low income households are more likely to be in core housing need.
An aging population, the restructuring rural economy, lack of services, inadequate

community planning, and other key issues affecting rural Manitoba are discussed.

Trends in Canadian housing policy are reviewed. A key trend of the past 30 years
has been decentralization of services from the federal to the provincial

governments, although in recent years there appears to be arenewed federal interest



in funding programs. Municipalities are prevented from playing arole that is
equivalent to provincial and federal governments, but they have been claiming
more powers in the administration of programs and adoption of formal social
housing policies. Locally devised programming enables solutions that aretailored

to local circumstances.

Housing services in rural Manitoba are reviewed. Barriers to provision of services
are noted, as are lobbying efforts of the Association of Manitoba Municipalities
(AMM). Government housing service providers are described. Individual programs

arelisted in Appendix A.

Having reviewed rural housing in general, the determination of housing need at a
local level is discussed. It is noted that, with the notable exception of Brandon,
thereis little coordination of identification of housing need amongst agencies

providing housing services at the local level in Manitoba.

Research methods are described in section three of this volume. The interview
process and ethical considerations are set out, asis a brief analysis of interview
responses. Also described is the review of prior housing needs assessments and

guides.



In part four, the process of designing the housing needs assessment guide (Volume
2 of this research) is described. Selected housing studies and guides are reviewed

with the intent of identifying how each may inform the development of the guide.

The design of the housing needs assessment tool begins with a discussion of the
structure and scope of the assessment process. The first two phases of the
assessment are devoted to a public process that identifies and prioritizes perceived
housing problems in the study area. The task of phases three and four - the
community housing profile (CHP) and housing needs assessment (HNA) - isto
analyse the existing housing supply in the context of the perceived problems, and to

determine what those problems mean in terms of housing need.

Key considerations and components included in the guide are discussed. These
include a need for versatility, identification of information sources, and the

inclusion of educational and informative content.

The main research component of the tool is identified as a two-phase process that
roughly corresponds to the CHP and HNA phases of the tool. The CHP focuses
mainly on the cross-sectional measurement of existing housing need, while the
HNA focuses more on identification of future housing need. The guide usesthe

discrepancy model in guiding the user through the assessment process. Design of



the sample survey (an important optional component of the guide) is briefly

discussed.

Limitations of the guide are then presented. These include the need for afurther
planning process that picks up where the assessment leaves off, which might
benefit from a second guide that details these further steps. Also noted are certain
unfortunate realities of housing needs assessment in rural Manitoba, and

complicating aspects of the discrepancy model.

Section five details the application of the housing needs assessment guide to the
recent Minnedosa (Manitoba) housing study. Strengths and weaknesses of the guide
are identified, as are changes made as a result of the learning to date from the

Manitoba experience.

The conclusion of the research, presented in section six, isthat the rural housing
needs assessment guide is a viable means of identifying housing need in rural
Manitoba. Possible benefits of its application are noted, with cautions that certain

further research should be undertaken.



1.0

Introduction

This project originated as a practicum proposal to undertake a housing need
analysis of the Town of Negpawa, Manitoba and the surrounding rural area (Rural
Municipalities of Langford, Lansdowne, and Rosedale). The Neepawa Area
Development Corporation (Nadco), which serves these four municipalities, had
identified the need to forecast housing needs in Neepawa and area, as part of an
initiative to encourage the provision of affordable housing in the community. There
was a perception within the community that the current housing stock was
insufficient for future demand, and there was a desire to be prepared for changing

needs.

Asaresult of that original initiative, a survey was prepared for and administered by
Nadco. This survey was successful in reaching approximately 20% of area
residents, providing a statistically accurate description of the housing situation in
the community. However, the exercise was also successful in stimulating further
basic research into matters that emerged in the course of the survey. In particular,
there iswide variation in the underlying theoretical framework for different
analyses of housing need in rural areas. From the definition of what exactly
constitutes rural, to the more central academic argument of what constitutes

housing need, to the actual method of identifying the households that meet these



criteria, there appeared to be many differing ways of identifying need, at arange of

geographical scales.

Housing in rural areas is further complicated by a lack of targeted research. In a
rapidly urbanizing society, the bulk of recent research has been focused on major
urban areas, and little research has been published that specifically addresses

housing in rural and small urban areas.

This research project presents a critical analysis of housing need assessment
methods in rural and small urban areas, and specifically within rural Manitoba. The
focus is on both the effectiveness of determining housing need and on the
practicality and local applicability of methods. The intention isto create a process
for effectively determining housing need in rural Manitoba, published in the form
of aresearch guide that can be used as a reference document by communities,
organizations, or individuals who are interested in undertaking a housing need
study at the community level. It isintended as an option to hiring a professional

researcher or planning consultant.

A selection of housing studies in rural areas is reviewed to examine the methods
that were used to identify housing need and to assess the strengths and weaknesses

of each approach. The studies were selected to represent arange of approaches and



regional scales.* All of the studies were undertaken within the past four years
(2000-2004), which facilitates comparison, since the same basic information
sources have been available to all researchers, and remain current for usein this

analysis.

Two guides to undertaking housing need assessments in rural and small urban
(hereinafter rural) areas have been reviewed. These guides were identified during
the literature review, and were the only two guides found which were developed for
application in rural areas of North America®. These were used to inform the

structure and content of the guide developed as a result of this research.

Reviews of current housing literature (housing need studies and guides) are
supplemented by three sets of interviews. The three groupstargeted by these
interviews are housing researchers, representatives of agencies who are active in
providing housing and/or housing programs at the community level, and
representatives of municipal government. Researchers were interviewed for input
into the assessment process. Representatives of housing service providers were

interviewed to ensure that the needs assessment fulfils their requirements as an

! Rounds and Associates. Current Status and Future Needs for Housing in the City of Brandon and
Surrounding Region: A Supply and Demand Anaysis. 2001

Sumner, Kevan. Negpawa and Area Housing Need Assessment. 2001

Bruce, David. Housing Supply / Demand Market Study. Phase One: Affordable Housing Needs and
Solutions & Phase Two: Potential Market Demand. 2004

2 \White et a. Devel oping Community Housing Needs Assessments and Strategies; A self-help
quidebook for non-metropolitan communities. 1992

Bruce, David. Housing Supply/Demand Market Study. Phase Three: Guiddinesfor Housing Need
and Market Demand Studies. 2004
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agency that may utilise the resultsto aid them in the delivery of their service.
Municipal representatives were interviewed to ensure that that the needs assessment
tool will fulfil the needs of their community, from an administrative perspective.

Interviews are analyzed to further inform the development of the assessment guide.

Finally, the guide has been tested using a recent housing need study in the Town of
Minnedosa, Manitoba. The project was completed with the cooperation of Wes
Barrett, the Economic Development Officer for Valey, Inc., the Community
Economic Development (C.E.D.) agency for the Minnedosa area. Because this
guide was being developed, in part, to enable rural communities to conduct a
housing needs assessment without reliance on independent consultants, the role of
the researcher was intended to be as an objective observer of the needs assessment
guide in action, and to act as aresource during the process. This role expanded
slightly out of necessity, as the original assessment tool was found wanting in
several areas that required working directly with the data and analysis, to ensure
that adequate revisions were made while the project progressed without any major

changesto the timeline.

Research Problem

Most Canadian research on housing need focuses on urban areas where the majority

of the population (approximately 70%) is located. This includes data collected by



Statistics Canada and CMHC'’ s various market research projects and rental market
analyses. The research problem can be represented as a series of lesser problems
that, considered as awhole, reflect a shortage of applicable research into rural

housing need.

Two particular problems are apparent. Identifying exactly what constitutes rural
housing need is an issue. A working definition of this term is necessary before any
broad examination of housing need in rural Manitoba can be undertaken. The
definition can be subdivided into two parts. what do we mean by rural Manitoba,

and what exactly constitutes housing need?

Another problem involves how to identify and quantify rural housing need. What
methods are currently being used to determine need, and how effective are they?

How comprehensive is the identification of housing need components?

In answering these questions, the intent has been to prepare arelatively simple
method of determining housing need that a community may consider as an option
to hiring a professional researcher or planning consultant. It is designed to be used
at the community level by individuals who are not trained housing researchers or
who lack experience in conducting similar types of projects. The design of this
housing needs assessment tool isinformed by experience in testing key components

In an assessment in an appropriate community.
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1.2

Significance of the Study

Rural housing issues vary from region to region. Most international research is
context-specific, which limits its applicability to Canadian studies. In Canada, there
is a body of research on the issue of rural housing, but it tends to be focused within
a limited number of government agencies and educational institutions. Even
considering the distribution of Canada’ s population, the body of research into rural
housing is disproportionately small. A major goal of this project isthe
consolidation of information on one area of rural housing (housing need

assessment) into asingle report.

It is hoped that this research contributes to the body of available rural housing
resources through the development of aresearch tool that is effective and useful at
the community level inrural areas. It is hoped that such atool will be a valuable
resource for communities that are interested in assessing their housing need as a

precursor to actively remedying housing supply issues.
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2.0 Theory and Policy

The purpose of the initial literature review isto provide a definition of the key
phrases, “rural” and “housing need”, as defined in this study. The initial review also
attemptsto identify housing issues, the agencies that are involved, and housing
programs that are available in rural Manitoba. 1t focuses primarily on Canadian

research, while occasionally drawing on relevant international research.

There isalso an analysis of existing rural housing needs assessments and
assessment tools. The focus of this analysis is two needs assessment tools and two
recent housing needs assessments. One assessment tool originates in the United
States, while the remaining documents are Canadian. Including the American tool
was necessary when it became obvious that nothing comparable has been
developed in Canada. While these tools are not directly transferable to a Canadian
context, the methodologies provide interesting models for comparison with the

Canadian assessments that have been obtained.

The final section addresses development of the research tool for identification of
housing need. This requires the creation and testing of a housing needs assessment
process that may be effectively utilised at the community or regional level, by
persons who have not necessarily had training or experience conducting a research

project of similar scale.
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2.1

Defining Rural

There are many potential definitions of rural. An understanding of what constitutes
rural isimportant in defining the scope of this research, and in examining research
into rural housing done by others. The two most common frameworks for defining
rura in Canada were formulated by Statistics Canada, and the Organisation for

Economic Co-operation and Development (OECD).

Statistics Canada defines rural as anything that is not urban. Thus, rural
communities include any unincorporated place. Urban areas are divided into three
categories. Census Metropolitan Areas (CMA), Census Agglomerations (CA), and
Small Urban. The first two (CMA & CA) are the main labour market areas of an
urbanised core or a continuous built-up area. A CMA has an urban core with a
population of 100,000 or more, while a CA has an urban core with a population
between 10,000 and 99,999. Small Urban areas are all other incorporated places
with a population of less than 10,000. CMAs and CAs include all neighbouring
towns and municipalities where more than 50% of the population commutes to the

urban core (du Plessis et a., 2001).

By default, the Statistics Canada definition of ‘rural and small town” includes rural

areas and small urban areas; in 2001 about 20% of the Canadian population lived in

13



these types of communities. Thisis the population living in towns and

municipalities outside the commuting zone of larger urban centres (Bruce, 2003).

The OECD definition is based on establishing rural regions by population density.
A rural region refers to census divisions with more than 50% of the population
living in rural communities (density of less than 140 persons/ km?). Based on this
definition, approximately 30.4% of the Canadian population in 2001 lived in
predominantly rural regions (Agriculture and Agri-Food Canada, Publication

Number 2138/E, 2002).

Distance from a major city further defines rural communities. Generally, rural
communities may be classified as one of three types of predominantly rural regions
in Canada: rural metro-adjacent regions, rural non-metro-adjacent regions, and rural
northern and remote regions. In 2001, 15% of the Canadian population lived in
rural metro-adjacent regions, 14% lived in rural non-metro-adjacent regions, and

2% lived in rural northern and remote regions (Beshiri & Bollman, 2001).

The scope of this research is limited to non-metro-adjacent regions, with a
particular focus on those areas that would be classified as “rural and small town” by
Statistics Canada. Some of these regions may meet the OECD definition of rural,
but in most cases, more than 50% of the population will live in small urban areas

(du Plessis et a., 2001). In housing research, the nature of service delivery by the
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2.2

public and non-profit sectorsto people with low incomes, tends to be on aregional
basis. Since housing markets in individual small communities often are limited, one
often has to consider adjacent communities to find a full range of housing options
and choices within the private and public sectors. Rounds and Shamanski (1993)
have shown the hierarchy of communities for the provision of commercial services

in Manitoba, and the housing market may be considered in asimilar way.

Defining Housing Need

Whether formulating a housing policy, or determining how to distribute funding or
services, it is beneficial to have information available to aid in determining the
degree and level of resourcesthat are required. Fordham (1998) identifies three
criteriathat are most often used in housing policy for justifying intervention:

housing aspirations, housing condition, and housing need.

Housing aspiration refersto what people desire for housing. People often want to
become owner-occupiers, but even owner-occupiers often desire different housing
from what they have. Everyone has aspirations, but the wealthy are more likely to
fulfil them. The difficulty with utilising housing aspiration as a criterion arises from
the fact that aspiration is not necessarily related to deficiency in the existing
housing stock, and thus is of little value when attempting to determine how best to

allocate limited resources.
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Housing condition refers to the physical state of the existing housing stock.
Determining housing condition typically involves analysis of a dwelling by
comparing it with a set of standards, and rating it on such factors as degree of
disrepair, structural stability, levels of lighting, heating, and ventilation, state of
piped water supply and drainage of waste water, and number of washrooms and
bedrooms per occupant. The difficulty with using housing condition as a criterion is
that households may be able to afford to live in adwelling that isin good condition,

yet continue to live in adwelling that is in poor condition.

Housing need? is slightly more difficult to define, and official definitions vary.
Lieder (1988) argues that because need is a social or evaluative concept, the
standards must be established before determining which housing does not meet the
standard. She notes possible difficulties in evaluating housing need objectively:

e standard-setting represents value judgements,

e standards vary with time, place, and cultural values; and

¢ thedatato evaluate the standards (or measure their performance) may not

be available.

% “Housing need” is often used interchangeably with “housing needs’ or “the need for housing”. In this
report, al should be read as having the same definition.
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The most commonly-utilised definition of housing need in Canada is provided by
Canada Mortgage and Housing Corporation (CMHC), which considers a household
to be in core housing need if it is excluded from acceptable housing and from the
benefits such housing confers. In practical application, a household is determined to
be in need if the dwelling requires major repairs (adequacy), if it does not have
enough bedrooms for the size and make-up of resident households, according to
National Occupancy Standard requirements (suitability), or if it costs more than
30% of before-tax household income (affordability). Furthermore, the household
income must be too low to alow them to rent alternative local market dwellings
that meet acceptable standards for less than 30% of their before-tax income. This
definition incorporates what Fordham et al. (1998) consider to be the two
fundamental aspects of a definition of housing need: it must address the
relationship between household and dwelling, and it must consider if a household

can obtain market-priced housing.

Accordingly, housing need is more amenable to quantification than housing
aspiration, because it deals with the household in the context of its dwelling
requirements. It integrates housing condition, but relates the condition of the

dwelling to the household inhabiting it.

Housing need varies continuously because households are dynamic entities. Change

can be abrupt, as in the case of a household dividing due to divorce, or gradual, as

17



is the case with aging household members. Because of this, there are two main

approaches that can be taken to measurement of need. The first is a cross-sectional

measurement at a moment in time; the second is the measurement of rate of change

over aperiod of time. Examples of cross-sectional measurements are surveys, or
the Census. An example of the rate of change method is tracking households

coming into and out of need to determine if need isincreasing or decreasing.

While Fordham et al. (1998) consider cross-sectional measurements to be more
accurate and meaningful, they note that it can be complemented by projection of
change to a future date. The cross-sectional measurement recommended by

Fordham et al. can be represented as:

Existing households in unsuitable housing.
(minus)
Those of the above households who pass a means test.

(plus)

Concealed households needing to move but unable to afford market housing.
(plus)
The homeless, including those in temporary accommodation or “homeless at

home”.
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2.3

Housing professionals frequently use some variation of the discrepancy model to
look at relative need — the gap between standards and actual characteristics (needs)
for some or al parts of the population. The discrepancy model involves:

1) goal setting — identifying what ought to be;

2) performance measurement — determining what is; and

3) discrepancy identification — ordering differences between what ought to be

and what is.

In developing a housing needs assessment guide, it will be necessary to ensure that
one or more recognized and tested assessment methodologies is utilised. The exact
method utilised will be the one that is most appropriate for the information and

resources available.

Identifying Those in Need

The following subsections detail the examination of available literature for
information on the nature of need in rural Manitoba and Canada. The intent of this
examination is to identify broader trends that are likely to be reflected in the rural

communities in which the housing needs assessment guide is being designed to be

applied.
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2.3.1 Demographics of Need

Through the literature review and personal observations prior to commencement of
this project, a number of target demographic groups were identified as having an
increased likelihood of being in housing need. The following discussion addresses
these groups in the broad context of rural Canada, but each community will have its
own particular housing concerns, dictated in part by the local economy and
demographics. Those concerns are likely to (but may not necessarily) reflect
broader trends. Growing communities will tend to have high housing costs and low
vacancy rates. Stable and declining communities tend to have high operating costs
and older housing that may be in poor condition. Retirement centres may be
affected by higher rents in new seniors housing and aboriginal and northern
communities are likely to have high construction and operating costs, and

affordability and crowding problems (Bruce et a, 2003).

L ow-income households are a primary area of concern. There may be broad
overlap between this and other groups that are identified in this section. Measured
by the Low Income Cut-Off (L1CO), 10% of rural households fall into this group.
Measured by the “incidence of low income” reported in the Census, 10-25% of
economic families and 21-57% of individuals living alone can be expected to fall
into this group in rural areas. Bruce et al (2003a) focus on this group, providing

extensive analysis in their report. Regardless of income, rural owners and renters of
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all ages pay similar average amounts for their shelter. Households that were not in
need in 1996 had an average income of $47,794 and paid an average of $495 per

month in shelter costs. Households in need had an average income of $15,156 and
paid an average of $487 per month for shelter — a difference of only $8 per month

in shelter costs, despite a difference of $32,638 in average income.

There are few economic or housing options for youth when they leave their
parents home in arural area. Often, they leave the community for larger urban
centres. It isamobile population that is drawn to ready employment and
inexpensive living, as well as the excitement of larger communities. The lack of
retention of rural youth is seen as a cause for concern in many communities. Those
youth who do wish to stay may find alack of employment opportunities and
affordable housing, and may be forced to remain within their parents household.
Because of these factors, youth are not usually avisible or large part of the low-

income population in rural communities.

The disproportionate number of seniorsin the rura population has an impact on
housing markets, and this is expected to increase over the next two decades as baby

boomers begin to influence this demographic.

While they are often viewed as well-off, the economic needs of seniors are actually

greater than that of the non-elderly. Statistically, rural seniors are more likely than
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their urban counterparts to be poor, to be homeowners, to live in dwellings in need

of repair, to have fewer resources, and to live in mobile homes (Belden, 1999).

Seniors are attracted to rural communities if there is access to arange of housing
options, from private homes, to apartments, to assisted-living, to full-care nursing
homes. Seniors are more likely to remain in the community if this range of options
and servicesis available. The ability of acommunity to retain and provide health
care services, and to construct arange of housing options, is important to the
sustainability of a community (Joseph, 1988). Low-income seniors present specific

challenges.

Typically, physically and mentally disabled persons do not form a large portion
of the low-income demographic that is commonly associated with housing need.
Thisis primarily because of family involvement in providing care, or because of
the presence of awell-managed group home. Those who do not have local family
or who are faced with challenges not served by local agencies, often relocate to
larger urban centres. There has been some suggestion that de-institutionalisation
and an aging population is leading to arise in the number of disabled personsin
rural Manitoba. Larger rural communities that have alocal organization that
provides employment and/or housing for disabled persons often attract clients from

smaller communities or other large communities with no such service. Like
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seniors, the disabled population benefits greatly from arange of local housing

options. (Bruce et al., 2003b)

The homeless population is a group of special interest, and often incorporates
members of the aforementioned groups. This isagroup that is often difficult to
identify in rural areas, as they may exist as concealed households, often referred to
asthe “hidden homeless’. Often, it is more a matter of “relative” homelessness;
individuals or households who are vulnerable to becoming homeless or less visible
because they continue to live in squalid conditions, double or triple up with friends
or family, are transient from one location to another within the community or
between communities, or have no access to services found in urban areas. The
Housing Assistance Council suggests homelessness be defined as a continuum from
complete lack of shelter to severely inadequate housing conditions (Housing

Assistance Council, 2002).

It is generally accepted that the homeless tend to come from certain vulnerable
groups who find it difficult to compete successfully in the housing market
(Fordham et al, 1998). This includes those dependent on careto live in the
community (people with learning difficulties or mental health problems, and frail
elderly people), people with physical disabilities, people with health conditions,
people who abuse drugs or alcohol, and vulnerable children and young adults who

are leaving supervised care. The underlying problem behind homelessness is
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poverty — households that have little or no income are vulnerable to becoming

homeless.

Many homeless people, in particular the “hidden” homeless, are difficult to
identify. Sometimes a lack of services for the homeless can have the effect of
making it appear as if there are fewer or no homeless in a community. Ironically, a
woman who lives in an area where a domestic violence shelter is unavailable and
flees domestic violence by doubling up with another household, typically is not
considered homeless, whereas awoman who lives in a domestic violence shelter is

usually classified as homeless (Belden & Wiener, 1999).

Most research suggests that if a household is paying 50% or more of its monthly
income for housing expenses, they are in danger of becoming homeless (Bruce,
2004). However, published data from Statistics Canada only reports the number of
households whose expenditures are at or above 30% of income, o it is not possible
to accurately assess the true measure of at-risk of homelessness without the use of a

survey.

Off-reserve aboriginal households have arelatively high likelihood of being in
housing need (28.8% in 1996) (Bruce et ., 2003a). While there is evidence of
improvements during the 1990s, these households are twice as likely as non-

aboriginal rural householdsto be in core housing need, and are seven times as
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likely to be below multiple housing standards. “Doubling up” isacommonly-

encountered solution to affordability problems.

2.3.2 Deficiencies in the local housing market

Deficiencies in either rental or owned dwelling units can create need for amost any
group in society. Inrural areas, the housing industry can be poorly-equipped to

accommodate fluctuations in housing demand.

The rental market consists of both the formal market, and the informal,
“subsidiary” market. The informal market contains a broad mix of rental unit types,
ranging from single houses to accessory apartments, and often includes units which
are not legally permitted. In most communities, it is difficult to obtain detailed
market information to develop afull picture of the rental market situation (Bruce,
2004). CMHC does not routinely conduct rental market surveysin rural areas, as it

does for most communities with populations of 10,000 or more.

Owned housing will be affected by the nature and value of resale housing stock and
by the capacity of the local market to provide new homes. New home prices will be
affected by such factors as the cost of building materials and land, costs of fees and
charges, the quantity and quality of developable land, the capacity of local builders
and developers, and the strength of the local economy.
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Pomeroy (2004b) states that an effective housing system provides choice and

enables opportunity for people to meet their basic shelter needs. This means that

there is a continuum of housing choices provided across the spectrum for those with

varying incomes, needs, and preferences. An ineffective system has gaps or breaks

which create problems — such as long waiting lists for affordable housing, lack of

rental housing supply, or lack of accessible housing units. Pomeroy suggests that

the following gaps exist in Canada’ s housing markets (urban and rural):

Entry level ownership housing — increasing costs of land and building
supply materials mean fewer households can afford to purchase a house.
Independent renting for those with lower incomes — households with no
capacity for saving, that may suffer from paying too much for rent, or pay
less for their rent but live in poor or crowded conditions; thisgap is
characterized by lack of new rental supply, particularly at modest to low
rent levels.

Erosion of the existing rental stock — some of the rental housing has been
taken off the market because of lack of financial incentives to maintain its
quality, while other portions of the stock have been allowed to deteriorate
to poor quality.

Social housing supply does not meet demand — there are more households

on waiting lists than can be served by the existing supply.
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e Lack of group homes, transitional housing, and emergency shelters —this
was identified as a largely urban issue, but the fact remainsthat there is

little or no short term housing support in many smaller communities.

2.3.3 Housing in Canada Database

CMHC’sHousing in Canada (HIC) Database (2000), the reviewed version of
which was based on 1996 Census information, provides information on the scope of
housing problems in rural Canada. Unfortunately, this level of analysisis not
available at the municipal level. If it were, the contribution to a community housing

needs assessment would be significant.

The most common housing problem faced is one of affordability, especially in the
private rental market. A significant proportion of household income goes toward

rent and utilities, with little left over for other necessities. Nationally, 15% of rural
households faced affordability problems in 1996, as measured by the core housing

need model (i.e. more than 30% of monthly income going to housing).

Among rural households with affordability problems, approximately 75% were in

core housing need versus 25% not in core need. Inrural areas, senior-led

households were more likely than non-senior-led households to be in a core
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housing need situation. Non-family households and rural renters were also more

likely to be in a core housing need situation.

Adeguacy and suitability are less frequent problems when compared to
affordability. In 1996, 11.3% of rural households in Canada had an adequacy
problem, and 39% of those were considered to bein core need. Suitability was a
less common problem, with crowding affecting 4.1% of rural households and only

22% of overcrowded households being among those in core need.

Core housing need is not calculated for farm households, since it is difficult to
separate residential expenditures from expenditures related to farm buildings and
property. Thus, the affordability test cannot be applied. However, farm households
do have housing needs. Among farm households, 4.7% live in unsuitable or
crowded conditions, and 12.1% fall below the adequacy or need for major repair
standard. Of dwellings built before 1946, 18% failed to meet this standard. The rate
of need for repair decreased with newer buildings, and was 2.4% for dwellings built

after 1991 (CMHC, 2000).

A similar pattern is evident when the incidence of need for major repair was

compared to income. The highest incidence of dwellings in need of repairsarose in

the lowest income category. The average income of households in dwellingsin
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need of major repair was $10,000 less than the average of households reporting

their dwelling as simply needing regular maintenance.

Owners of poorly insulated older dwellings face the additional burden of high
utility costs. The stock of housing in rural areas is older, on average, than it isin
urban areas, with 29% of rural dwellings being built before 1941. These costs can
eliminate an element of “affordable rent” that a household has secured in the search

for affordable housing.

The current HIC database, which utilises 1996 Census data, was published in 2000.
It appears likely that the database for the 2001 datawill be available at some point

in 2005.

2.3.4 Trends Affecting Housing

A recent study by Bruce et al. (2003), identifies key issues and trends affecting

rural Canada. Results include the following:

Demographics
e Aging of population is more pronounced in rural Canada.
e More seniors moving from urban to rural communities.

e  Out-migration of youth from rural communities.
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e Very low birth rates and rates of household formation.

¢ Rural population share of national population continues to decline.

Economy

e  Shift of rural economy away from a predominantly resource-based
economy; major employment sectorsin rural Canada are retail and
wholesale trade, and manufacturing in all provinces, except PEI and the
three Prairie provinces, where the primary sector (agriculture) is dominant

e Employment growth and economic activity is generally associated with
rura locations near major urban centres, while employment isin decline in
most other types of rural communities.

e Unemployment rates are higher in rural areas.

e Labour force participation rate is lower in rural aress.

Services
¢ Rural residentstravel further to access many different types of general

services and government services.

Land Use and Community Planning

e Many small municipalities and unincorporated rural communities do not

have serviced land and other infrastructure to facilitate development.
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e Insmall municipalities, limited water and sewer services may not support
multiple unit dwelling structures.

e Many small communities and rural areas have only basic planning
statements and regulations, which often do not permit alternative housing

forms beyond single detached houses.

The North
e Aboriginal people represent approximately 81% of the population.
e Very high proportion of young children and young adults.
e  Growing number of seniors, and a growing number living alone.
e Educational achievement is lower.

e Northern climate poses significant building and operating challenges.

2.4  Housing Policy

Housing programs in Canada have undergone significant changes in recent decades.
The means available for addressing housing need are determined and shaped in part
by changing economic, political, and social conditions including Canadian housing

policy, and the political ideology of the senior levels of government.

A general trend in recent decades has been increased focus on the role of lower

levels of government. Federal involvement (through CMHC) in housing markets
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peaked in the mid 1970s, at which time there was an emphasis on an equitable
distribution of housing. Beginning in the late 1970s though, shiftsin federal
economic policies led to increasing fiscal restraint, with resulting cuts to housing

programs (Fallis, 1994).

Carter and McAfee (1990) note that responsibility for housing policy has never
been clearly defined in Canada. The BNA Act did not assign responsibility for
housing. Power to control fiscal policy, and the spending power it provides, is
given to the federal government, along with the power to make payments to
individuals, institutions, and other levels of government. However, implementation
of many of the federally funded programs falls under provincial jurisdiction.
Municipalities, in turn, are creatures of the province, and are not designated any
formal housing responsibility, although they have played arole in providing

welfare for more than a century.

The vague distribution of responsibilities has led to a constantly shifting
relationship between federal and provincial governments. Through the late 1970s
and 1980s, provincial governments attempted to obtain more control of social
policy initiatives and federal administrations’ fiscal positions eroded. Program
delivery was decentralized, federal unilateralism was tamed, and the system of joint

planning that exists today was launched.
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Through the 1990s, successive federal administrations continued with policies of
reduced federal participation in social housing. The provinces have continued to
assume greater housing responsibilities and costs for both federal and provincial
housing initiatives. In 1997, Canada Mortgage and Housing Corporation began to
turn control of existing federal social housing programs over to the provinces and
territories by means of a social housing agreement signed with one province or

territory at atime.

A lack of legislative authority and fiscal resources has prevented municipalities
from playing amgjor role in housing (Carter & McAfee, 1990). Within athin
sphere created by provincial delegation of authority to regulate the use of land
through zoning and development by-laws, to collect taxes, and own land and assist
with the poor, municipalities have assumed arange of housing responsibilities that
support the programs of higher levels of government. Over the years, amendments
to the National Housing Act have allowed greater powers for municipalitiesto
administer programs. Since the late 1970s, most larger cities have undertaken

housing needs studies and adopted formal social housing policies.

In municipalities where the political will to address housing concerns has emerged,

social housing initiatives are generally designed to ensure increased municipal

control over the type, location, and social composition of assisted-housing
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initiatives targeted toward low- and moderate-income groups and increasing the

availability of housing for these groups.

Housing problems vary from region to region, and municipality to municipality.
Locally devised programs are often most appropriate. This fact is one of the
primary reasons for local involvement. Aswell, few housing problems can be
solved by a housing-only solution. Multi-faceted programming is required and
often includes educational, employment support, health, and counselling
components. Local governments are usually best-positioned to identify needs and

organize and deliver appropriate services (Carter & McAfee, 1990).

At the municipal level, limited access to resources and restrictive legislation are
hindrances to establishment of housing programs. Municipalities must employ all
of the tools available to them, and create new ones (CHRA Congress, 2004). Some
- but not all - municipalities have adopted and participated in a wide range of low-
income and non-profit housing initiatives. These include the administration and
delivery of senior government housing programs (such as the Residential
Rehabilitation Assistance Program) and the management and development of non-
profit housing through municipal non-profit housing corporations such asthe

Winnipeg Housing Rehabilitation Corporation.



Other avenues of municipal involvement include the facilitation of community non-
profit housing initiatives through land donations, partnershipsin tri-level initiatives,
tax concessions, relaxation of zoning and building code regulations for innovative
housing, and adoption of demolition controls. However, municipal involvement has
largely taken place in larger urban centres, by governments with significant
monetary resources. In Manitoba, only the cities of Winnipeg, Thompson, and
Brandon have Neighbourhood Renewal Corporations that administer such
programs as RRAP and Neighbourhoods Alive! within the community. Smaller and
poorer municipalities tend to rely on the private market and community non-profit

organizations to meet their low income housing needs.

Recent announcements by Prime Minister Martin [Canadian Housing and Renewal
Corporation (CHRC) Congress, 2004] indicate that there is arenewed interest in
funding housing, and specifically social housing. Since 2003, the Federal Budget
has made significant investments to increase the supply of affordable housing and
address homelessness. This includes $320 million over five years (starting 2003) to
enhance existing affordable housing agreements with the provinces and territories
and $265 million over two years (2003 to 2005) to extend the Federal

Government’ s housing renovation programs to preserve existing affordable housing
stock. Whether this indicates the beginning of atrend toward increased housing
funding remains to be seen. In afew cases they have shared some of the costs and

responsibilities with municipalities, as in Ontario and Quebec.
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Where the private and third sectors are not capable of providing adequate and
affordable housing, the focus remains on provincial and federal housing policies,
programs and funding. Municipal involvement is limited to atraditional housing
role which may include facilitating low-income housing initiatives of community
non-profit organizations, administering and delivering federal community
revitalization and home repair programs, and participating in tri-level community

redevelopment initiatives.

Some smaller and poorer municipalities have either been more selective asto the
degree of involvement in low-income housing initiatives, have avoided a financial,
moral, or political commitment to low income housing, or have withdrawn from
involvement in low income housing activity. Some municipalities lack a clearly-
defined role and responsibility, and rely on senior governments to meet their
housing needs. Given the down-sizing that has occurred &t al three levels of
government, the need for fiscal accountability, federal unwillingness to commit to
new non-profit housing initiatives, and reduced spending on social programs,
municipalities must not be confined to exercising one particular role (Carter and

McAfee, 1990; Hulchanski et.al., 1990).

A review of the literature suggests that there are many independent and joint

housing initiatives aimed at facilitating and developing low-income housing. Many
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of the initiatives are located in central Canada, and appear to be tailored to
particular local needs. A proactive housing role in central Canada may be attributed
to anumber of factors, including provincial policies supporting a larger municipal
housing role (Hulchanski et al., 1990; Ashton and Bruce, 1993; Fallis and Murray,

1990).

Disentanglement has had a smaller impact on larger and richer municipalities
(Schubert, 1993). For cities, federal off-loading of housing responsibility and costs
onto the lower levels of government has been a source of empowerment for the
Third Sector, asit has created opportunities for experimentation and innovation in
low income housing. In some cases, these opportunities have allowed cities to
participate in comprehensive development of low-income housing. For poorer
“have not” provinces such as Manitoba, some smaller and poorer municipalities
tend to rely on the private market and community non-profit organizations to meet
their low-income housing needs. In such situations, the role of the municipality
may become that of facilitator or organizer, removing regulatory barriers to

development of affordable housing or helping to coordinate local resources.

The end result of years of emphasis on lower-level government and third sector
control of housing programs is that housing programs are being administered by a
diverse group of agencies, largely at the community level. When determining

housing need, they are faced with the choice of relying on information collected
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2.5

and processed by higher levels of government, or devising their own means of
assessing housing need within the community, whether through formal research or
less formal methods. When choosing to undertake an assessment at the community
level, they have two options; to hire a consultant who specializes in planning and/or

housing studies or to initiate their own assessment.

Housing Services in Rural Manitoba

2.5.1 Barriers to Provision of Housing Services

One of the difficulties faced by rural communities is the fact that only the major
urban centres in Manitoba have Neighbourhood Renewal Corporations that
administer programs such as RRAP and Neighbourhoods Alive!, and access to the
Affordable Housing Initiative’s (AHI) homeowner down-payment assistance
program and homeownership supply program. Only Winnipeg is covered by the

Winnipeg Housing and Homelessness I nitiative (WHHI).

Where programs are available to rural Manitoba, accessing those programs can be
difficult. The provincial government offices responsible for delivery and
administration of these programs are present in only a small number of

communities. Thisis especially true for housing programs for low-income
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households and persons with mobility problems or a lack of accessto

transportation.

Manitoba municipalities are hampered by the restraints of the Municipal Act, which
sets out the powers and responsibilities of municipal governments. The Act gives
municipalities no jurisdiction over any area of housing, and by-law making powers
are limited to traditional, zoning-type regulatory powers. a municipality may “deal
with any devel opment, activity, industry, business, or thing in different ways, or
divide any of theminto classes and deal with each classin different ways’ [The
Municipal Act, section 232(2)(c)]. Further clarification of the extent of planning
powers is contained within The Planning Act of Manitoba, but these also tend to be
regulatory in nature. A Development Plan may set housing-related policies that
encourage provision of housing that meets local needs, but the actual
implementation of these policiesis limited, in practice, to guiding the creation of

zoning regulations.

Thisis not to say that municipalities are not active in addressing housing needs,
despite the absence of jurisdictional authority. At the 2003 and 2004 annual
conventions of the Association of Manitoba Municipalities (AMM), resolutions

were passed calling for expansion of the Neighbourhoods Alive! program.” In 2004,

* AMM Resolution 13/03 & Resolution 56/04: Be it resolved that the Association of Manitoba
Municipalities urge the Provincid Government to expand the Neighbourhoods Alivel Program to all
communitiesin Manitoba.
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aresolution was passed on low-income housing®. In a July, 2004 position paper
presented by the AMM to the Minister of Family Services and Housing, the AMM
strongly encouraged the Provincial government:

e Toensurethat any federal funding for affordable housing be spread throughout
all of Manitoba, to ensure that all communities — both urban and rural — benefit
from this important investment.

e Todevelop ahousing program to increase the supply of affordable seniors
housing in both urban and rural Manitoba communities, and to help aging
Manitobans remain independent as long as possible.

e Tore-examine the geographic restriction of the Affordable Housing Initiative
to ensure that all areas of Manitoba that require affordable housing benefit

from this much-needed funding.

The concerns of Manitoba's municipalities are echoed at the national level by the
Federation of Canadian Municipalities (FCM). In April of 2003, the FCM called on
federal, provincial, and territorial ministersto establish a National Housing Strategy
consisting of policies, programs and actions to address the affordable housing needs
of Canadian communities. Elements sought in such a strategy included:

e capital grants programs to provide for new and renovated housing for those

who are unable to afford market rents, in markets with low vacancy rates,

> AMM Resolution 19/04: Beit resolved that the Association of Manitoba Municipalities |obby the
Provincial and Federal Governmentsto participatein afair and just program facilitating low income
housing in dl rural and urban areas.
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e shelter allowances, rent supplements or improved shelter components of
social assistance for those who have housing but cannot afford it; and

e reformsto tax regulations and CMHC mortgage underwriting policies to
increase the ability for the private and non-profit housing sectorsto provide

affordable housing.

Some deficiencies in provincial and federal housing programs are compensated for
by the private and non-profit sectors. Housing which has been funded by service
clubs and/or faith-based organisations can be found in almost any small town.
These projects often face their own hurdles, such as lack of local expertise and
resources, poorly-designed land use regulations, and lower mortgage approval

rates.

2.5.2 Government Housing Service Providers

The Manitoba Housing and Renewal Corporation (MHRC) isthe Crown

Corporation that operates as the delivery arm for federal/provincial cost-shard
social housing programs and other capital programming provided by the province.
The MHRC, an approved lender under the National Housing Act, issues mortgages
and loans and holds assets. Programs are administered under three administrative

sections: the Portfolio Administration Section, the Housing Services Section, and
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the Affordable Housing Section. MHRC oversees the Rural and Native Housing

Program (RNH).

The Manitoba Housing Authority (MHA) was incorporated in 1992 as an agency of

MHRC. The MHA maintains some housing in rural Manitoba, though not in all
communities. Service locations are maintained in Altona, Brandon, Churchill,
Dauphin, Gimli, Notre Dame de Lourdes, Portage la Prairie, Selkirk, St. Pierre

Jolys, Swan River, Roblin, and The Pes.

The objective of the MHA isto provide quality affordable housing options to low-
income seniors, single person, families, and persons with special housing needs,
including crisis shelters for victims of family violence, who could not otherwise
afford adequate housing in the private rental market for less than 30% of their total
household income. Thirteen thousand housing units and 10 crisis shelters are

managed by MHA in 83 communities.

The Affordable Housing Initiative (AHI) provides funding for many of the

programs available in rural Manitoba. This is a federal/provincial funded program
with a $50.8 million budget that, over a period of five years, will fund a number of
affordable housing programs that support new rental housing, homeownership
opportunities, the rehabilitation of existing housing, and the conversion of non-

residential buildings to provide housing.
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The Northern Housing Strategy guides the development of programs in northern

Manitoba. Thisis a partnership between MHRC and northern/Aboriginal
organizations, to develop a strategic approach to address housing needs in the
North. Activities to date include the formation of a Technical Advisory Committee,
the construction of a Northern Model House in Thompson to demonstrate the
viability of panellized housing, and planning for the construction of panellized
housing units and the development and delivery of homeowner/ tenant capacity

training.

The Canadian Mortgage and Housing Corporation (CMHC) is a source of many

resources for anyone involved in housing, be it the individual consumer, housing
industry professional, mortgage lender, investor, or researcher. Perhaps the best-
known service is the mortgage loan insurance that enables the purchase of a home
or rental residential property for as little as 5% down. CMHC publications are a
valuable source of information for anyone wanting to familiarize themselves with

housing in Canada.

A summary of provincial housing programs that are available to rural residents is

set out in Appendix A of thisreport.



2.6

Determining Housing Need at the Local Level

A number of factorsinfluence the way in which local agencies determine housing
need. Budget and resources may limit the methods that can be considered. Other
factors, such as a mandate to address a specific area of housing need, or to provide
a specific type of housing or housing program, affect the nature of the information

that is sought.

In section 2.2, key demographic groups were identified, and current issues and
trends in housing need in rural Canada were highlighted. This information provides
an assessment of the housing needs of rural Canadians at the national or provincial
level, but is of limited use to those who are attempting to assess the need of arural
community or small non-metro region that is affected by local factors. CMHC's
Housing in Canada (HIC) database, which was used as a source for that
information, is an example of information that is analysed at a scale that istoo large
to be practically useful in rural communities. The lowest geographical level that
information is available for is the Census Metropolitan Area (CMA). This
information is useful for metropolitan areas, or in determining housing policy at a

provincial or national scale.

Interviews and discussions with housing service providers in rural Manitoba reveal

that there is often little cooperation between the various public and private



organizations providing housing services. While a significant portion of funding is
centralized administratively within the provincial government, this centralization is

not reflected at the service delivery or needs assessment level.

One exception to the above generalization is housing services in the City of

Brandon. In addition to the Brandon and Region Housing Study, completed in

2001, the City has adopted an action plan for urban renewal and innovative
housing, and local housing service providers have cooperated in forming the
Central Intake Committee, which meets informally to coordinate the delivery of
services and ensure that persons in housing need are matched with the most
appropriate service provider. The above housing study is examined later in this

report.

No other study was identified in rural Manitoba that could be considered
comparable to the Brandon study. In attempting to identify any that might exist, the
researcher found no other published reports, though anecdotal information from
municipal and housing service industry professionals indicated that assessments
have occurred on a project-by-project basis as a requirement for funding
applications. These studies typically are focused on identifying sufficient demand

for a proposed facility, and as such are narrow in focus and subject.
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2.7

Considerations in Developing a Needs Assessment Guide

The preceding sections (2.1 — 2.6) inform our understanding of what to consider
when designing a housing needs assessment guide for application in rural

Manitoba.

The assessment guide is to be tailored to non-metro-adjacent regions, with a
particular focus on those classified as “rural and small town” by Statistics Canada.
While it may be designed for use a the municipal level, it should respect the

regional nature of many factorsthat can impact local housing.

Researchers use different methods of identifying housing need. Housing aspiration,
housing condition, and housing need are identified as criteria that can be used to
justify intervention. Core housing need, with its adequacy, suitability and
affordability components, is the most commonly-used definition of housing need in
Canada, but other possible definitions include the one utilised by Fordham, and the
discrepancy model. Data availability and reviews of other assessments and guides
should identify the assessment method that is most applicable to a needs assessment

in Rural Manitoba.

If possible, the assessment guide should identify the demographic groups identified

as having an increased likelihood of being in housing need. These groups include
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low-income households, youth, seniors, physically and mentally disabled persons,
the homeless, and off-reserve aboriginal households. Ideally, the assessment should
compensate for any factorsthat make these groups difficult to identify at present.
The assessment will preferably provide analysis of owned and rental housing
markets and be capable of addressing common gaps in the market and trends
affecting housing in rural Manitoba, as identified by Bruce et a. (2003) and the

Housing in Canada Database (2000).

An assessment methodology should meet the needs of rural municipal governments
that may have only limited resources available for such an undertaking. It should be
aprocess that can be initiated at the community level and administered by
laypersons who do not have experience undertaking similar assessments, without
necessitating the hiring a consultant. It should create opportunities for cooperation
with the private sector and community non-profit organizations to best utilise local
resources, and be capable of producing information that can be used to leverage

senior government funding.
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3.0 Research Methods

3.1

Research tools and documents such as interview guides and consent forms were
submitted to the Joint Faculty Research Ethics Board at the University of Manitoba,
and interview-based research proceeded only when the Board issued a certificate of

approval for research on human subjects.

This research focuses on two main objectives:

1) identification of past and current research into rura housing need and housing
need assessments; and

2) obtaining the input of researchers, community leaders, and housing providers.

The first objective is addressed through a literature review. The second required the

design and implementation of interviews. The information obtained is used in the

development of a needs assessment tool tailored to application in agro-rural

Manitoba.

Study Area

The primary geographical focusisrural Manitoba, i.e. all of agro-Manitoba
(southern Manitoba) beyond Winnipeg’' s commuter-shed, or the Capital Region.

Some types of rural Manitoba communities are not well-represented by available
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3.2

studies, and this research may be less applicable to them. Examples include remote,

northern, aboriginal communities, and metro-adjacent communities.

Interviews

Interviews targeted three groups of selected individuals. The first group included
individuals chosen for their current or past involvement with housing needs
assessment. These involve individual researchers and government employees who
have undertaken at least some research in the area of housing needs assessment in
rural areas. An attempt was made to select interviewees who have been active at a

range geographic scales, and in avariety of rural regions.

Questions posed focus on the methods employed for each project and the results
achieved (the level of success in targeting different groups in need, and what each
researcher felt to be the strengths and limitations of their approach). Researchers
were requested to identify the initial goals and how the information influenced
housing policy, program development, and/or program delivery. The interviews
were also used to answer specific questions regarding study methods, and data
sources. The purpose of these interviews was to provide expert anecdotal
information that could be used in the development of a housing needs assessment

tool, and to clarify details of published needs assessments.
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A second group of interviews was completed with representatives of governmental
and non-governmental agencies active at the community level in providing housing
and/or housing programs. Also included in this round of interviews was a third
group comprised of representatives of municipal government (both those that were
currently involved with housing initiatives and those that were not). The intent of
these interviews was three-fold:

1) to assessinterest in undertaking housing needs assessments, if given a
practical tool for doing so;

2) toidentify what housing needs information these individuals felt to be most
valuable to them and their programs, and what additional information they
might desire to facilitate housing program development and delivery; and

3) toidentify what resources were available to them for such assessmentsin

terms of money, person-hours (paid and volunteer), and other agencies.

Interviews were conducted primarily in person, though some were done by
telephone when required by circumstances. A set list of questions was used for each
set of interviews. Additional questions were asked on a case-by-case basis to

expand on initial responses.

Interview guides, informed consent letters, and ethics approval are found in

Appendix B.
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3.3

Interview Process

Selected persons were the subject of an in-depth, focused interview. The intent was
to gain input on key issues identified in the literature review and the analysis of
needs assessment tools, to obtain personal opinions on recent needs assessment

methodologies, and to gain input into the design of an assessment tool.

The interviews were semi-formal, but focused around a pre-determined list of
guestions and discussion topics developed for each group of respondents. The

interviews were recorded and key points were transcribed into typed notes.

In developing the interview guides, attention was given to developing a set of
guestions appropriate for each interview group. The guides consist, for the most
part, of open-ended questions, intended to dlicit information. When a closed
guestion is used, it is followed by an open question that offers the opportunity to
draw out a more detailed response. The guides were designed to ensure that all
relevant topics were discussed in an informative manner. The guides functioned, in
part, as a discussion outline around which the interview progressed - a*“road map”
that served as a basic plan for how the discussion took place, and in what order

topics were discussed (Ziesel, 1984).

51



3.4

Ethical Considerations

The interviews involved several ethical considerations that needed to be addressed
before research began. Foremost among these considerations was: the informed
consent of all participants; confidentiality assurances for all respondents in the
documentation of the interviews (and in the presentation of this practicum); and the

right of a participant to end an interview at any time.

Maintaining the confidentiality of some participants was more difficult than others.
For example, participants who are in specialized roles with public agencies, or who
undertook specific studies, might at times have been identifiable by their responses
to certain questions. For thisreason, all participants were informed of this
likelihood. Respondents also were informed in advance that their names would be
documented, and the reason for doing so. If respondents did not consent to this,

their names have not been documented, and their identities have been masked.

Respondents were also informed that, if they chose to end the interview, any
information provided to that point would not be used in the research project if they
so wished. It was made clear that none of the information would be used for

anything other than the purposes of the research project.
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3.5

Analysis of Housing Need Assessments

Housing needs assessments that have been conducted in rural Canada within the
past five years are analysed in Chapter 4. The original intent was to focus on
analysis of research from Manitoba and the other Prairie provinces. This proved a
difficult task, aslittle research of thistype has been published for areas outside of
Manitoba s major urban centres. This limited the potential assessments and a
decision was made to expand the selection criteriato include rural housing

assessments from other regions.

Three studies were selected. The first, mentioned earlier in thisreport, is a housing
need assessment that was conducted by this researcher for the Neepawa and Area
Development Corporation (Manitoba). The second is a housing needs assessment
that was conducted in the Brandon region (Manitoba). This latter study has a
significant urban component, but provides some interesting contrasts to the first
study. The third study was conducted in Region of Queens Municipality, in Nova

Scotia

Housing needs assessment methodologies developed for application in rural areas
of other countries and regions were examined, with the hope that some aspects of
those methodologies might be transferable to arural Manitoban context. Guides

prepared by the American Association of Housing Educators (AAHE) and the
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Rural and Small Town Studies Programme at Mt. Allison University were used to
development the housing needs assessment tool. Other guides examined were
deemed not to be rura in focus, or not to be applicable to a Canadian or Manitoban

context, and thus were not included in this report.



4.0 Designing the Guide: Guidance from Precedents and

4.1

Interviews

The following studies and guides were key sources of information and precedent
for the design of the needs assessment tool. Each is presented in turn, with notation

of the key contributions.

Brandon Housing Study (Need Assessment Section)

This study was the only thorough housing study completed in rural Manitobain

recent years (Rounds & Associates, 2001). It consisted of four major components:

1) the supply of private dwellings was determined from provincial assessment
records,

2) building permit records were utilised to estimate new construction;

3) real estate listings were reviewed to define availability; and

4) the supply of rental units was derived from CMHC data and realtorsin
surrounding municipalities.

A major survey was conducted to define current housing utilization by employees

of nine Brandon businesses in the manufacturing, retail and service sectors. Finally,

supply and demand data were analysed to project housing demand in relation to

anticipated growth in employment and population. While the focus of the study is
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Manitoba s second-largest urban centre, significant portions of the study address
housing at aregional scale, in the bedroom communities that surround Brandon. It
Is anticipated that anyone who uses the assessment tool proposed herein will likely
be concerned with a smaller study area, but portions of the Brandon methods

should be applicable to this scale as well.

The applicability of this study to the design of the assessment tool was limited to a
certain degree by the fact that it had been designed for a specific situation
(establishment of Maple Leaf’ s hog processing facility with its large number of
employees). This situation guided the study, which was necessarily more focused
than a more general, template assessment, designed to assess a range of potential

needs.

Even with the targeted focus, the Brandon area study contributed to the current
housing needs assessment process. A key element was that the process involved the
gathering of data (asin Phase Three of the assessment tool), projecting employment
and population increases in the region, and comparing these projections with the

housing supply (Phase Four of the tool).

The fact that this study was undertaken in Manitoba added value to its contribution
to thisresearch. It wasthrough this study that the value of Manitoba

Intergovernmental Affairs and Trade's MAVAS (Manitoba Assessment Valuations
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and Administration System) data was realized. This uniquely Manitoban
assessment information provided a valuable tool for analysis of the local housing
market and identification of rental properties. Also, the socioeconomic context of

this study was easily transferred to a rural Manitoba housing needs assessment.

Being a study of a mid-sized urban centre, this study was able to make use of
CMHC’ s annual rental market survey, which is conducted in most communities
with a population of more than 10,000. This is a valuable survey when available,
but could not be included as an integral component of a needs assessment tool that

is being designed for the particular use of smaller communities.

In estimating housing demand, the researchers were able to make use of a survey of
employees of Maple Leaf Pork and several other major manufacturing, service, and
retail businesses. This survey informed the design of the template survey included

in the assessment tool.

The authors applied an analysis that cross-tabulated responses to pairs of survey
guestions. As with other components of this study, it was a valuable contribution
but required expertise not available for many people at the local level. While it may
be feasible for a community to employ a statistician for this type of analysis, it was

decided not to make it an integral part of the tool.

57



In projecting housing demand, the employee survey enabled the researchersto
make informed assumptions about the number and type of new units that would be
required. Through this process, future housing demand was determined by
projecting employment and population increases in the region, and comparing these
projections with the housing supply. A number of informed predictions about the
future housing market and the demographic makeup and housing requirements of
future migrants were required to define housing demand and affordability. The
validity of assumptions was aided by the fact that the survey was largely aimed at
accommodating a second shift of workers being hired by a local industry. Thus,

incomes of in-migrants could be more easily estimated.

The final portion of the Brandon study, which discusses land use planning
strategies, associated financial mechanisms, and housing programs was beyond the

scope of this project, which is focused on the needs assessment process.

The main weakness of the Brandon study approach to identifying housing needs,
when compared to other assessments, is that it was designed to be less
comprehensive. Based on the other studies reviewed, a comprehensive study that
provided a thorough analysis of each community in the study area of this report
would have required massive resources. The study did realise the aim of projecting
the impact on the market of an expected population increase, but it did lessto

address the full range of existing housing need.
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4.2 Neepawa and Area Housing Needs Assessment

This assessment (conducted by the current researcher) was of less use than
originally anticipated. The research that went into the design of the survey did form
the core of the template survey included in the assessment tool. The researcher’s
experience in conducting that survey also informed the survey process
recommended in the assessment tool. While literature on housing surveys tended to
encourage mail-out or door-to-door surveys ahead of telephone surveys, the success
of the researcher in reaching a significant portion of the population in a very short
period of time has resulted in a favourable recommendation of telephone surveysin

the assessment tool.

In terms of the response rate, there was no identifiable reason for the Neepawa
survey to be considered exceptional. There was no prior advertisement of the fact
that residents would be contacted regarding a housing survey, and no public
meetings or other events that would have made the general public conscious of
housing issues. One factor that may have worked in the survey’s favour wasthat it
was conducted in late November. More respondents may have been at home and
had the time available to respond to the survey, than if it had been conducted during

awarmer month.
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4.3

Housing Supply / Demand Market Study for the Liverpool Area of the

Region of Queens Municipality

This study comprises three phases, as follows:

e Phase One: Affordable Housing Needs and Solutions

e Phase Two: Potential Market Demand

e Phase Three: Guidelines for Housing Need and Market Demand Studies
The first two phases are studies of housing in the Region of Queens Municipality,
Nova Scotia. The third Phase is a guidebook for the municipality to use in

conducting its own assessments in the future (Bruce, 2004).

This study is a complete and detailed analysis by an academic. While a layperson
would not be able to repeat the level of analysis, the dataare useable by a
layperson, and the assessment was done in such away as to allow future updates to
be completed by a community. The third and final section of the study is a short
guide to these further assessments. This simplified processis perhaps the greatest
virtue of this study, and made it the most valuable study in terms of informing the
development of a manageable assessment tool. Another asset is that many elements
of itsdesign are aimed at providing an assessment for a community comparable in

size to the communities that this research is intended to address.
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The detailed discussion of data limitations reinforced observations from the
Minnedosa study and input received from housing researchers. This report pointed
out that it is impossible to accurately determine core housing need with existing
information available to local researchers. While standards of adequacy and
affordability could be measured, the standard of suitability requires datathet is
unavailable and cross-referencing these standards with the household’ s ability to

obtain market-priced housing is impossible without conducting a detailed survey.

The survey provided as an appendix in the housing needs assessment tool could be
used for an analysis of core housing need, but to include this as a core component
in the tool would require an assumption that the community would have the
resources to make use of it, combined with the ability to administer it effectively.
Until this point, it was intended to make core housing need an integral part of the
assessment. Focus was shifted to other assessment methods. Discussion of topics
such as the rural housing market assisted not only the design of the assessment tool,

but also the underlying research of the literature review.

The Guidelines provided an in-depth overview of available housing data. From this,
it was realized that acommunity could be guided through data sources and
collection procedures, and a housing researcher could then be engaged for more in-

depth analysis, if required. Identification of data sources and explanations of how to
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access them became a priority in the design of the assessment tool, and especially

the Community Housing Profile portion.

This study provided a significant portion of the structure used in the Community
Housing Profile and Housing Needs Assessment that comprise Phases 3 and 4 of
the housing needs assessment tool. Several of the charts analysing affordable rent
and purchase prices were more reader-friendly than the AHHE Guidebook. The
simple but informative approach to analyzing data aided in the development of key
guestions that could be answered by persons analysing information collected as part

of the assessment.

Throughout the document, Bruce presents information on current housing trends.
Some of this information has been brought forward into the needs assessment tool

as information that may complement or contribute to analyses.

Phase Three (Guidelines) was less informative than Phases One and Two of the
Bruce report. The purpose of the third section was to provide a quick overview of
the assessment process that the community could use as a guide for future re-
assessments. This overview would be much too brief if not for the first two phases,
which could be used as references. The template survey provided in the guidelines

did inform the template survey used in the present assessment tool.
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4.4

All of the analysis undertaken was at alevel that could be comprehended and
carried out by a layperson doing the same work. By foregoing more detailed
statistical analysis, the author was able to set out a process that could be imitated at

the community level in future updatesto the study.

American Association of Housing Educators’ “Developing

Community Housing Needs Assessments and Strategies” Guidebook

While the American Association of Housing Educators (AAHE) Guidebook
appears to be awell-developed document, its contribution to the development of a
needs assessment tool that can be applied in Manitoba is significantly limited by the
differences between the Canadian and American housing trends and delivery
systems. The most valuable contribution of the AAHE Guidebook was its phasing

and structure, which was as follows:
e Step One: Initiating the Process
e Step Two: Identifying the Problem
e Step Three: Developing the Community Housing Profile
e Step Four: Assessing Local Housing Need
e Step Five: Setting Public Policy Goals and Objectives
e Step Six: Developing Community Housing Strategies and Action Plans

e Step Seven: Implementing, Monitoring, and Evaluating Progress
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The original phasing of the present assessment was based on the first five of the
seven steps included in the Guidebook. The final two phases were beyond the scope
of this project, entering the realm of strategic planning (developing, implementing,
and monitoring programs, and evaluating progress). The assessment tool herein was
evolved significantly, but traces of the Guidebook remain, especially in phases one,

two, and four.

Although they were quite different in their approaches to many matters, this study
and the Region of Queens Municipality study (Bruce, 2004) were complementary
in some respects. Steps four and five of this Guidebook roughly correspond to

Phases One and Two of that studly.

The first two phases of the present housing needs assessment tool owe much to the
corresponding phases of the Guidebook. This was the only source that detailed the
preparation process, including the organization of atask force and identification of
preliminary objectives. Tables from the AAHE Guidebook, adapted to the
Canadian context and the evolving assessment tool methodology, were used not

only in phases one and two, but also in subsequent phases.

While a guiding stakeholder committee similar to the assessment tool’ s task force
concept was evidenced in other studies, this was the only source of information on

task force selection, organizing initial meetings, and establishing the problem to be
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addressed. This idea was adapted to the Manitoban context and was improved upon
through the researcher’ s experience with similar organisations and the Minnedosa

assessment.

The Guidebook sets out fairly clear phasing, with a notation that phases may
overlap. In practice, it was found that completing the community housing profile
(CHP) in advance of stakeholder and especially public meetings, offers significant
benefits because answers may be available to questions. In terms of organization, it
is beneficial to have the CHP and the housing needs assessment (HNA) set out

back-to-back, asthe HNA builds on the foundation provided by the CHP.

Another contribution of the Guidelines is the way in which the survey was
integrated into the process. A survey was part of the process in all of the housing
needs assessments reviewed and conducted. In fact, this practicum was initially
undertaken with the intention of developing a survey tool that could be used to
assess housing need. Upon review of the Guidelines, it was apparent that a survey
need not be an integral part of process. Instead, it was treated more as a valuable
option; the process and design of the survey are set out, but the assessment process
did not depend on one being completed. This idea was carried into the needs

assessment tool.
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4.5

A very technical document, aimed at professional researchers, many of the sections
are very wordy, dwelling heavily on the theory of the assessment. Thisis quite
appropriate to their target users, who appear to be housing and planning
professionals. In contrast, the rural housing needs assessment tool is being designed

to be utilised by persons with very little research experience.

Several of the tables in the assessment tool have been borrowed from this study,
with adaptations to both the Canadian context and the differing structure of the two

methodologies.

Interviews

Interviews targeted three groups: researchers, housing service providers, and
municipal officials. For each group, between three and six potential interviewees
were targeted with requests for interviews. In the end, two persons from each
category were interviewed in depth, responding to the full list of prepared
guestions. Each of these interviews took between 35 and 75 minutes. The
researcher was able to speak briefly with three other targeted interviewees who

were either unwilling or incapable of participating in aformal interview.

The following is a brief analysis of interview responses. A detailed overview of

guestions and responses can be found in Appendix C.
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45.1 Researchers

The researchers interviewed are at the forefront of housing needs assessment (and
rural and housing research in general) in rural Canada. Their combined experience
includes design of assessment methodologies and the undertaking of housing needs

assessments from coast to coast, and north into the Territories.

The respondents indicated that the scale of communities in rural areas made them
more susceptible to change than larger urban centres. Small variationsin local
conditions can dictate the success or failure of a housing project. Events that would
be considered relatively insignificant in a large urban centre can cause great
variations in local conditions. This includes events in neighbouring communities
(especially when there are a significant number of people who commute to that
community for work or shopping) and in surrounding rural areas (the status of key
agricultural industries and any rural residential or recreational developments). Itis
necessary to pay close attention to any predicted or anticipated events, and the
impact that they are likely to have on housing. It is important to keep in mind that

the economy, housing, and demographics all have strong influences on each other.

It was also noted that rural residents had been observed to exhibit certain

idiosyncrasies not observed in urban populations. Residents often have an ingrained
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idea of appropriate expenditures for housing; for seniors, this price tendsto be
closely linked to retirement income. They may not be willing to pay what is
considered by the researcher to be afair market price, which may affect the
feasibility of developing housing, the price of which crosses this threshold, even if
it is considered “affordable”. Also, there may be ingrained opinionsin the
community as to the nature of “good housing”, and many may see it asabasic

need, and not as an investment or status symbol.

Respondents emphasised the importance of interviews with community members
and suggested several important contacts that were not previously identified by the
researcher. A community survey was noted as the best way of obtaining
information from the public. Interviews with key stakeholders were considered to
be more important than broader public involvement, and especially valuable when
predicting future scenarios. It was recommended that any external researcher work
through alocal contact to set up interviews, and that attention be paid to any
information pertaining to migration and tourism when speaking with members of

the community.

Researchers recommended that volunteers and stakeholders be engaged early in the
process, and that a central group be assembled as a committee or task force, to help
guide the process. It is especially important to involve the economic players in the

community (the municipality, the private sector, and economic development
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agencies). They noted that volunteers can be useful for opening doors, particularly
in contacting key informants, but warned that volunteers often had personal
agendas or biases. They should be educated about the importance of impartiality,
the methodology, and what is to be expected from the process. Involving both the
public and private sectors may aid in convincing them of the validity of the findings

and help encourage cooperation in programs devel oped to address housing need.

The lack of availability, poor accuracy, and unpredictability of dataon rural areas
was cited as a major inconvenience when completing an assessment. A lack of
professional staff at the local level compounds this problem, especially when it
comes to managing ongoing input. Therefore, a cautious approach to identification
of need was recommended, with a preference for underestimating need rather than
overestimating. There are no easy formulas for calculating rural housing need. To
make up for these shortcomings, it is necessary to rely on “common sense’. To this
end, an intuitive understanding of rural Manitoba is essential. Although timeis
often a luxury, it isimportant to spend the time to get to know a community. The
involvement of a professional researcher should be considered, especially the first
time that an assessment is undertaken in acommunity. Local staff who work
alongside professional researchers in an assessment may learn skills that will aid

them in updating the assessment on aregular basis.
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Respondents also indicated that it isimportant to remember that there are people
who “fly below the radar” (the “hidden homeless’) and often may not show up on
census or other satistics. Groups noted specifically were the working poor,
aboriginals, and seasonal workers. These people are unlikely to attend public
meetings, and need to be sought out. One way of doing thisis to have selected
representatives of this population on an advisory committee or task force, or to hold
focus groups with these people, attracting them with compensation in the form of
money or gift certificates. In many communities, these groups form part of a pent-
up demand, but it is hard to convince either the public or private sectorsthat it

exists unless it can be formally identified.

Researchers recommended that care be taken to document both opportunities
(demand) and shortfalls (need). Documentation of the businesses and services
offered in the local community was also recommended, with notation of what is
there and what isn’t, and what businesses appear to have long term stability and

which ones fluctuate or appear to be unstable.

Sources of information identified by respondents, that had not been previously
identified by the author include provincial economic development officers and
building supply and manufactured home sales and supply businesses. Social

assistance agencies, local housing autorities, employment support agencies, and
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school administrators were identified as sources for information on hard-to-identify

populations.

4.5.2 Housing Service Providers

Housing service providers were well-aware of housing need in their areas. They
listed low to moderate income families, aboriginal families, seniors, the disabled,

and the hard-to-house (poor tenant records) amongst their clients.

In addition to those organizations already identified by the author as delivering
housing services, respondents identified regional health authorities (for persons
with psychological disorders), the Association for Community Living (disabled
persons), Correctional Services (persons re-entering the community from
correctional facilities), Tribal Councils (off-reserve band members), the Manitoba
Metis Federation (Metis persons), Friendship Centres (aboriginals), service clubs,

and private landlords.

Respondents identified seniors and immigrants as groups whose needs they felt are
not being adequately identified. In both cases, the lack of a central organization
addressing housing for these individuals was cited as the reason they felt they may
not be adequately serviced. The working poor were identified as being another such

group, concentrated in communities where large numbers of jobs pay low wages.
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One respondent had participated in the Rounds and Associates housing study in
Brandon. All had been involved in more informal planning process such as
community round tables, where housing was one issue amongst many. In the case
of the Brandon study, it was felt that the study had benefited the community
through identification of available housing, creating a“wide picture” of housing in
general, the examination of the disconnect between need and affordability, and its

role in supporting initiatives targeted at priority areas identified in the study.

Volunteers play a variety of roles in the delivery of housing services. In addition,
many service providers are overseen by volunteer boards of directors. Networking
with volunteer organizations was cited as beneficial in connecting those in need

with appropriate services.

The service providers indicated that they would appreciate a housing needs
assessment that emphasised economic information, including the type of funding
needed. Identification of support systemsto aid clients past the delivery of
monetary fundsis also a priority, asisdifferentiation between want and need in the

community, asthe needs information is of greater value to service providers.

Respondents indicated that it is important to identify vacancy rates in a study, and

that oversupply of housing was a significant concern. They noted that seasonal
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fluctuations are also significant, as assessment results could vary significantly,

depending on what time(s) of year it is conducted and datais collected.

It was noted that an important group of persons in housing need is victims of
domestic abuse. Crisis centresin rural areas tend to attract persons from

surrounding communities that do not possess such facilities.

Another group of interest to the respondents was “ upper-level” tenants of public
housing, who may be capable of |eaving the system, but choose to remain, taking
advantage of their subsidized housing coststo either direct their spending to other

priorities or to save up for a down payment on a home purchase.

The service providers stated that an effective housing needs assessment can save

them considerable expense through the efficient and targeted delivery of programs.

4.5.3 Municipal Officials

All of the respondents were employees of either a Council or a Board, and rely to a
certain extent on housing being identified as a priority by that body before
undertaking a housing needs assessment. They saw housing need as equating to
affordable housing need, and arising from lack of sufficient housing variety and

new developments within the community.
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Y outh and seniors are seen as groups that are in need of housing within their
communities, and aboriginals are seen as becoming increasingly important. Low
income households and the physically and mentally disabled were not identified as
having the same priority; the former because people generally tend not to talk about
it, and the latter because there are organizations already within the community that

provide programs for the disabled.

Respondents indicated that accommodating the housing needs of employees of new
businesses is a priority. When a significant number of employees at a similar
income level wish to settle in the community, the existing housing stock can’t

accommodate the sudden demand.

In the respondents communities, there are a number of groups that provide housing
or housing-related services. These include faith-based organizations, Manitoba
Housing, seniors groups, service clubs, credit unions, co-operatives, locally
managed group homes, Addictions Foundation of Manitoba, and Manitoba

Employment and Income Assistance.

Respondents were unaware of any municipal assistance to housing programs or
organizations within their area. However, many municipalities offer financial

incentives to attract new residents to the community. These incentives are typically
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4.6

focused on new construction of single family residences. Housing was identified as

aconcern for elected officials.

It was generally felt that a community-level housing needs assessment would be of
value, though the exact nature of that value was not known. Past housing
assessments within these communities had typically been on a project-by-project
basis, being limited to assessing the viability of a single facility. In some cases, the
project was rejected as a result of the assessment. If an assessment were to take
place in the future, it is hoped that it will verify or clarify perceived needs. They
wish for something that can be used to grow the community, and see it as a way of

involving local and outside developers.

It is anticipated that municipalities would be able commit employee hoursto a

housing needs assessment. Small funds are readily available for such atask.

Designing the Housing Needs Assessment Guide

The housing needs assessment guide (alternatively referred to as the housing needs
assessment tool) comprises Volume 2 of the report on this research. It is reviewed

here in terms of design considerations.
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4.6.1 Assessment Tool Design

The structure of the housing needs assessment guidebook drew it’s influence from

multiple sources, evolving as the research progressed and new concepts or ideas

were incorporated.

The AHHE Guidebook sets out seven steps to its needs assessment and strategic

planning process, as detailed in section 4.4 of this research.

CMHC’s Guide to Developing a Municipal Affordable Housing Strategy (a four-
page informational pamphlet) sets out the following stepsin the creation of an
affordable housing strategy:

1. Preparation and Administrative Set-up

2. Launching a public participation process

3. Assessing affordable housing needs

4. Developing action plans

5. Implementing the strategy

6. Building partnerships

7. Monitoring and evaluation
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The first three steps of the CMHC Guide correspond to what is being encompassed
by the rural community needs assessment tool. CMHC further breaks down these

three steps as follows:

Preparation and Administrative Set-up
e Appoint a strategy coordinator.
e Create a Strategy Task Force and sub-committees to guide the whole
strategy development process.
e Develop Terms of Reference, including a preliminary statement of key
issues and goals.

e Develop time lines and budget for strategy development process.

Launching a Public Participation Process
e |dentify participants.
e Choose consultation and communication methods.
e Hold apreliminary consultation to review/refine the goals and key issues of

the strategy and to build interest and support for the process.

Assessing Affordable Housing Needs
e Assemble a database on current housing market, demographic, and socio-
economic characteristics.

e Assess future housing needs and determine housing shortfall.
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e Prioritize needs and refine key issues.

The housing needs assessment has been designed to encompass the first five steps
of the AAHE Guidebook, and the first three steps of the CMHC process. Phases
One and Two of the present assessment tool correspond with the first two steps of
each process. Phases Three to Five correspond with steps three to five in the

Guidebook and the three tasks that CMHC encompasses under step 3.

At abasic level, research is simply gathering the information you need to answer a
guestion and thereby help you solve a problem (Booth et a., 1995). To this end, the
first two phases of the assessment tool are devoted to the identification and
prioritization of housing problems in the study area. With input from the task force,
key informants, and the public, the researcher is able to define the perceived
problem. The task of the community housing profile and housing needs assessment
phases becomes the analysis of the existing housing supply in the context of the
perceived problems, and the determination of what those perceived problems mean

to housing need in the study area.

An important consideration in design of the assessment tool is versatility. It was
necessary for the tool to be applicable to a variety of housing needs assessments.
Not every community will be seeking to do a broad assessment. Some may wish,

for example, to look at seniors exclusively. Some key components of the

78



methodology will be required regardless of the scope of the study - such matters as
public meetings and formation of atask force. Other components of the process
must be adaptable to the specific situation. To achieve this flexibility requires

balancing.

Versatility was especially important in design of the Community Housing Profile
(CHP) and Housing Needs Assessment (HNA) phases. In the CHP phasg, it was
necessary to provide a broad template document that allows an overall assessment
of housing need in the community. At the same time, the design had to be flexible

enough that it could be used for a more focused assessment.

A different approach was taken in the design of the HNA. Asthe range of factors
affecting housing need are likely to vary significantly from community to
community, it was decided to focus on the process for assessing need, but not to
provide a significant level of template detail. When template tables were deemed to
be a valuable addition, it was decided not to place them within a template document
such as was provided for the CHP. The reason for this more cautious approach was
that any sort of rigid template might run the risk of prejudicing the user of the tool
by presuming the importance of certain factors influencing housing need. It is

hoped that the design will encourage usersto explorethis area themselves.
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4.6.2

Information Sources

The sources of housing information proved to be a determining factor in the design

of the assessment tool, as it had to utilise information available to local

administrators of the process. A number of information sources were identified

through analysis of the studies and guides examined earlier in section 4. These

sources can be divided into two groups: key informants and “documentary

sources’. Some sources fall within both groups.

Key informants are persons involved either directly or indirectly with housing in

rural Manitoba. These include, in no particular order:

elected officials

municipal administrators, planners, and other public officials

real estate agents

developers and home builders

representatives of special needs, special interests, and other citizens groups
service clubs

housing service providers

health care professionals, school administrators, and other key members of
the community

managers of financial institutions

faith-based organizations
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e major employers
e major landowners
Persons falling within all of these categories contributed to the studies examined.

All of these sources were utilised in the Minnedosa study.

“Documentary sources’ were often accessed through key informants, but thisterm,
as utilised in this study, refersto information, typically from archival sources,
collected and recorded by individuals or organizations prior to the beginning of the
housing needs assessment. This information is usually available as either paper or
electronic documentation that can be obtained by the researcher for his or her own
analysis. Such sources include:

o Statistics Canada Census Data

e CMHC rental market studies

e Manitoba Assessment’s MAV AS database

e Real Estate Board ML S data

e Municipal housing permit, subdivision, and rezoning logs

e Provincial housing program waiting lists

The collection of the documentary sourcesis a simpler procedure, both for those
undertaking the study, and for the author who is describing what information must
be collected. While there will be some local variation, it is usually a matter of

pointing the assessment tool user to the correct source and listing the data needed.
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Collecting key informant information is another matter entirely, asthere isusually
no “right” or “wrong” response to the rather broad questions that must be asked.
Some of the information may be backed by statistical data; other information must

be weighed against the observations and the input of other key informants.

For key informants whose input may contribute to the community housing profile,
key questions have been noted in the template profile. These are intended to ensure
that a certain minimum range of questions are asked. It is the experience of the
researcher that, given a certain range of baseline questions, most interviews will
expand to include discussions that provide other information of relevance to
housing, running the range from opinions on the local housing market, to the
relating of personal experiences within that market, to leads on other key

informants.

4.6.3 Public Participation

Researchers interviewed during this research indicated that public participation was
an essential component in housing needs assessment. Various elements of public
participation were incorporated in each of the housing assessments and guides

reviewed.
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Various degrees of public participation have been incorporated in each phase of the
survey, and in most of the individual processes. In general, this participation has
been achieved through four distinct components of the assessment process. the

housing task force, key informant interviews, public meetings, and surveys.

The housing task force is avolunteer group of community stakeholders who are
invited to participate by the survey administrator(s). Ideally, the task force should
represent a cross-section of stakeholders in the community while remaining small
enough to keep meetings manageable. The task force is involved throughout the
survey process, from Phase Two onward. It is their responsibility to identify and
prioritise problems in the community, to provide input into each report published
during the process, and to formulate goals and objectives based on the information

gathered.

Key informant interviews are utilised extensively in both the community housing
profile and the housing needs assessment phases. Some key informants are sources
of data unavailable elsewhere, while the observations of other informants are used
to answer gquestions that arise from data collected elsewhere or to put the datainto
context. Key informants play an important role in projecting future changesin
demand, as they may be able to forecast or anticipate future events that cannot be
identified through trend analysis. Some key informants may be representatives of

demographic groups that were not involved in public meetings.
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Public meetings have been made an integral part of the assessment process at two
points. The first meeting, which occurs during identification of perceived housing
problems, is intended to help the community identify problems that have not been
previously identified by the task force and to provide anecdotal information that
can help expand the task force's understanding of those that were previously
identified. The second meeting is held at the presentation of the draft report, and is
intended as a means of communicating a synopsis of the study’s findings, and
obtaining feedback from residents that will inform the final report. This meeting is
also intended as a means of publicizing the report’s findings and soliciting public

support.

Surveys are an optional, but strongly encouraged component of the process that the
researcher has observed to be popular with most key informants of this study, and
communities undertaking studies. They are useful for answering questions for
which available data does not supply answers, and may be designed to meet the

needs of the task force.

Processes that incorporate public participation tend to be more time-consuming
than those that do not, and this is a potential barrier when an assessment is being
undertaken by consultants who are paid hourly. A community-driven assessment

that makes use of existing employees and local volunteers can make these



processes much more affordable, and also promotes “ownership” of the process on

the part of the community (White et al., 1992).

4.6.4 Educational / Informative Content

A necessary component of the housing needs assessment tool has been the
inclusion of educational material, with the intent of building local capacity by
informing the user about both the needs assessment process, and housing need in
general. It isone thing to walk the user through a process, telling them what to do at
each stage. It is another thing entirely to walk them through the process while at the
same time teaching them the meaning of each step. To this end, the researcher has

attempted to explain the reason for each task in the process.

Ininitial drafts, it was attempted to include a section explaining common trends in
housing in rural Canada, as identified in Subection 2.4 of this practicum. Thiswas
subsequently removed for fear that users of the tool might rely on those factors

while overlooking other, local factors.

Throughout the assessment tool, an attempt has been made to provide instructions
in clear, direct language, avoiding unnecessary “wordiness’. As atest of the final
document, the researcher enlisted the aid of friends and family members; once

completed, a section would be given to whoever was conveniently available. The
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reviewer was given a short time to peruse the text, and then was asked to explain it
back to the researcher in their own words. If the explanation did not reflect an
understanding of what the researcher was trying to communicate, the section was

edited with the intent of improving the clarity of communication.

4.6.5 Assessing Housing Need

The assessment tool has been designed to address the broadest definitions of
housing need, as discussed in section 2.2 of this report. In application, the

researcher found that the actual assessment was two-phase, roughly - but not
exactly - corresponding to the community housing profile and housing needs

assessment phases of the tool.

In the CHP, the focus was largely on the cross-sectional measurement of a moment
in time, or actually two moments; the date of the 2001 Census, and the present day.
Reliance on Census data will necessitate this gap in any CHP, and that researchers
do their best to carry the Census results ahead 2-7 years, depending on the timing of
the Census and the housing needs assessment. In the HNA, the focus was more on
projecting current trends into the future, to predict the rate of change into the future.
This approach is areflection of the two approaches to housing need as discussed by

Fordham et al. (1998).
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Of Fordham’ s three criteria (aspirations, condition, need), housing aspiration was
the most difficult to satisfy in the formal structure of the assessment. Condition and
need could be factually supported by empirical evidence. Aspiration is documented
more effectively through the housing needs assessment, and specifically as an
element of acommunity housing survey. These criteriawere not highlighted in the

tool itself, asthey were not seen to contribute to an explanation of the assessment.

The discrepancy model (goal setting, performance measurement, discrepancy
identification) proved more central to the assessment, and is briefly explained in the
text. The basic structure of phase four (housing needs assessment) is based on this
approach. Given the concerns identified through the task force, key informants, and
the public meeting, the person(s) undertaking the assessment can now set goals and
measure performance using the data compiled in the community housing profile,
with input from further research as required. With some descriptive analysis, the

discrepancy (need) can be determined.

Five areas of housing demand projections are recommended in Phase Four of the
assessment tool. These types of projections are the same as those typically used by
CMHC, and were utilised in both the Brandon and Region of Queens Municipality
(RQM) studies. These projections are for population, households, tenure choice,
dwelling type choice, and the new housing requirement. As identified by key

informants and noted in the RQM study, the relatively volatile nature of small
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communities, and the fact that each community will have a unique set of local
factorsthat affect housing trends, preclude any set formula for compiling

projections.

Because of the broad range of factors that might influence these projections, no set
formula has been provided in the assessment tool for predicting future housing
needs. Instead, researchers are urged to use their knowledge and intuition to make

appropriate adterations to a sraight line projection from past trends.

4.6.6 Sample Survey Design

A survey was initially seen as an integral part of the housing needs assessment
process. Aswork has progressed, it has become increasingly clear that while
surveys can be an important source of data, there are situations where a survey may
not be practical or desirable. The AAHE Developing Community Housing Needs
Assessments and Strategies Guidebook (1992) and Bruce's (2004) Guidelines for
Housing Need and Market Demand Studies both treat surveysin such away. Asa
result, the template survey has been developed, but has been relegated to an

appendix of the rural housing needs assessment guide.

The design of the survey was influenced by four sources:
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1) the housing survey conducted by the researcher for the Neepawa and Area
Development Corporation;

2) template surveys provided in the AAHE Guidebook;

3) Bruce's Guidelines for Housing Need and Market Demand Studies; and

4) ahousing survey conducted for the Brandon and Region Housing Study.

The template survey provided in the AAHE Guidebook was superior to that which
had been previously developed by the researcher. The template which emerged
from the Neepawa study was loosely based on atemplate for assessing
homeowners' intentions to buy or renovate which had been prepared by CMHC and
Prairie Research Associates (1998). Some questions were worded more legibly, and

it generally evidenced the expertise of its designers.

The sample survey is lengthy, as it has been designed to present a broad range of
guestions. To aid researchers in selecting questions appropriate to their particular
interests, it has been divided into several sections, each of which has questions

designed to explore a different aspect of housing.

Testing of the survey in the Minnedosa and subsequent studies will alow it to be

refined over time. After each use, the survey results can be evaluated to address

such matters as question phrasing, clarity, and flow.
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4.6.7 Conclusions and Recommendations

Care was taken in development of the final phase of the housing needs assessment
tool. From the beginning of the project, the intent was to focus on housing needs
assessment, and not on the strategic planning process that is a natural next step.
Since there was no research focus on this subsequent procedure, the researcher felt
that it would be inappropriate to detail any further steps, other than noting that they
would be necessary as part of the followup. As the needs assessment tool does not
provide guidance, it suggests that the user consider engaging the services of

someone with experience in such undertakings.

If this assessment tool can be proven to be effective through subsequent

applications, alogical future undertaking would be the detailed development of the

further stepsin the process.

4.6.8 Limitations to the Guide

The discrepancy approach to housing needs assessment, while being the most
suitable method identified, presents challenges to the ease of use of the guide. It

relies on standards that, in turn, depend on the issues identified during earlier
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4.7

phases of the project. Asaresult, a predetermined set of standards can not be set

out in the guide

There remains some question asto the applicability of the HNA to all contexts. It
will be important for the author to re-examine the tool at the conclusion of each
project to further explore this issue. The Minnedosa study has not advanced
sufficiently at the date of writing to have contributed as much as was originally

intended.

Conclusion

By reviewing previous studies and guides, it was possible to observe the
methodologies used by other researchers in assessing rural housing need, and to use
these observations to inform the design of the housing needs assessment guide.
Input from key informant interviews was used to further refine the methodology
and to ensure that the final guide was suitable to the needs of municipalities and

housing service providers.

By relying aimost exclusively on information sources that arerural in nature, it was

possible to design a process from the ground up for application in rural Manitoba,

as opposed to adapting a process that was originally designed for an urban context.
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It relies exclusively on datathat is available for rural Manitoba communities and

regions.

The studies reviewed used different methods of assessing housing need. In an
attempt to provide for the most comprehensive assessment possible, it was
subsequently decided to use the discrepancy model as the basis for the housing
needs assessment in the guide. This model provides for a considerable amount of
versatility in the assessment, at the expense of slightly more work, as the project
administrator(s) must determine what goals it will measure need against.
Components of other assessment methods, such as the core housing need model,
can be incorporated into this model if necessary. A discrepancy model guide can be

used to assess need and/or demand, as required.

The community housing profile and housing needs assessment components of the
guide have been designed to ensure that they can identify those groupsthat were
identified in the literature review, and by key informants, as being susceptible to
housing need. This was accomplished, in part, by examining how these groups were

identified in the sample housing needs assessments.

In designing an assessment process that emphasised public participation and local
administration, it was necessary to adapt many components of previous

assessments. Some analysis was adapted to make use of datathat is more readily
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available and many of the AAHE Guidebook’s public participation processes were
adapted to the Canadian context. The methodology is flexible enough to be tailored

to the resources available to, and the information required by, key stakeholders.
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5.0 Testing Key Components

5.1

Process Overview

In the spring of 2005, an opportunity to test the design of key components of the
needs assessment tool presented itself when the researcher was put in contact with
the Economic Development Officer for the Valley, Inc. Community Development

Corporation, which serves the Minnedosa area.

A previous study, the Minnedosa and Area Economic Development Project, which
was conducted by SMT Business Services Inc., identified several opportunities
related to the residential sector. Specifically, it had noted that there may be an
under-supply of rental housing in the area, that there was an expressed need for
affordable housing to address the needs of younger people / families and people
filling some of the lower paying jobs in the region, and that there will be an

increasing demand for 55+ / seniors housing.

Valley, Inc. CDC wished to undertake a study that would expand on the previous
report. By identifying more specific information regarding the needs, and bringing
together the right combination of stakeholders, it was hoped that an opportunity
might present itself to form strategic partnerships in an action plan capable of
resolving local housing problems. The project was initiated as a cooperative effort
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between the researcher and Valley, Inc. Key components of the housing needs
assessment tool were tested through their inclusion in this study in return for the
participation of the researcher taking an active role in organizing and overseeing

the research.

The importance of proper preparation was realized at a very early point in the
process. With any rural community, it is likely that there will be heavy reliance on
volunteer participation. Most, if not all, of the individuals involved on the task
force will have other jobs and responsibilities that prevent them from devoting a

larger share of their time to the administration of the project or its components.

Aswas recommended in the assessment tool in its draft form, the preparation of a
community housing profile was initiated concurrently with preparation, initiation of
the process, and identification of local housing problems. This proved awise
decision. Even though the initial timeline allowed approximately 7 weeks between
project initiation and the first public meeting, a significant portion of this time was
required to assemble the information required for the profile. In part, this was
because of the untested process, which required some major refinements as work
progressed. However, consideration must be given to the fact that the administrator
of an assessment will be juggling other responsibilities and may have little or no
experience in undertaking research of this sort. Tracking down and interviewing

key informants can easily take several weeks.
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As aresult of some shortcomings of the original template process, on which the
structure of the Minnedosa study was based, the researcher ended up playing a
much more active role in the Minnedosa study than was originally envisioned. It is
not felt that this was to the detriment of the project. While it is true that the reason
for arms-length involvement was to study the utility of components of the
assessment guide when wielded by community representatives, the researcher also
has limited experience with a project of this nature. In the more active role, it was
possible to experience such issues as frustration with information sources and

management of limited resources that were essential to refinement of the tool.

The initial community housing profile (CHP) template was largely influenced by
the AHHE Guidebook and the Brandon housing study. As the Minnedosa profile
developed, it was found that the template still required a significant amount of
intuition on the part of the author. At amost every step, it was necessary to consult
the previous studies for information, especially when it came to information
sources and the organization of the profile. It was soon decided to develop a
template CHP that could be appended to the assessment tool. All of the tables
developed for the Minnedosa study were included in this template. Another
significant addition was the inclusion of key questions intended to inform the
comments of the person writing the profile. These questions were based on the

guestions that arose as the CHP for the Minnedosa study progressed, and on the
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nature of analysis of similar information included in the Brandon and Region of

Queens Municipality studies.

52 Lessons Learned

Alterations to the housing needs assessment tool as aresult of the Minnedosa
assessment include:
e Clarification of data sources, including addition of contact information and
processes, and additional information on key informants.
e Emphasis on the option of commencing Phase Three as early as possible and
proceeding concurrently with Phases One and Two.

e Continued refinement of process explanations.
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6.0 Conclusions and Recommendations

6.1 Implications for Planning Practice

In rural Manitoba, one finds professional planners working at the regional level for
the Province of Manitoba, and in some of the larger cities, towns, and planning
districts. For the majority of municipalities, community planning is the
responsibility of one or more individuals who do not have a formal planning
education. These are typically chief administrative officers (CAOs), development
officers, economic development officers, or other municipal administrative

employees.

When members of a community or municipal administration become concerned
about possible housing need in their community, either a present or in the future,
there are currently very few options available for assessing this need. In some
situations, it is possible that there may be someone locally with experience in this
type of research. This may or may not be a municipal employee and, if not, they are
still likely to be a preferred alternative to hiring an outside consultant, asthey are
likely to have a better knowledge of the community and will not have as many
incidental expenses. However, this appears an unlikely possibility for most

communities, as research identified only one person outside of the City of
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Winnipeg who had undertaken a project of this nature. Thiswas Dr. Richard
Rounds, resident of Brandon and formerly of the Rural Development Institute at
Brandon University. Where such local expertise is available, the community might
still benefit from using the assessment guide, especially if the local expert has

related experience but has never undertaken a formal assessment.

If no one is locally available, acommunity would need to either initiate the project
internally, or engage the services of a housing researcher or planning consultant to
undertake the assessment. These options are not mutually exclusive, as alocally
initiated project may include the limited involvement of a professional. Initiating it
locally will require that one or more persons first educate themselves on the

subject, then undertake an assessment based on what has been learned.

The housing needs assessment tool, in the form of the Guide presented in Volume
2, is primarily intended to serve the needs of those communities that choose the
option of initiating the project themselves. While this option has always been
available, there has never been a guide to walk a community through the process. It
is an alternative to engaging a professional housing researcher or planner to
undertake an assessment, but the two options are not mutually exclusive. A
community might decide to utilise the guide while hiring a researcher in areduced
capacity, to advise in the analysis of data, or it might choose to engage a planner to

facilitate public meetings or work with the task force in drafting objectives.
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Hiring a consultant will require funds which may be limited. When the funds are
available, the quality or extent of the research must often be balanced against what
the community iswilling or able to pay. Limiting the involvement of a consultant
to tasks such as data analysis where their expertise is most valuable is one way of

ensuring that the community gets the most value for its expenditure.

Labour intensive components of the assessment are where a community is likely to
realise the greatest savings, by proceeding without the participation of a consultant.
Some of the most demanding components arise from the importance of public
participation to the assessment process. A significant portion of the local population
may play arole in the process through the task force, key informant interviews,
surveys, and public meetings and presentations. All of these processes require the

participation of assessment administrators.

Thetool has been designed to provide anyone (professional planners included) who
has no experience in researching housing need, with the necessary knowledge and
guidance to initiate and administer a housing needs assessment at a municipal or
regional level. As such it is seen as more of a contribution to the practice of

planning in the housing sphere, than to the profession of planning more generally.
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The tool has been designed for application within the Province of Manitoba, but
should prove easily adaptable to application in other Canadian provinces, as most

of the data utilised and referenced is available in other provinces.

6.2 Implications for Rural Communities

Housing contributes fundamentally to communities. It is economically important in
its ability to create jobs and support local businesses. It is socially important in that
a proper variety of housing options can provide for the needs of seniors, single
parent families, persons with special needs, and others, supporting their continued
presence in the community. It is the dominant land use within most communities. It
can be the most visible indicator of quality of life for new employers, and can be an
important component of economic development strategies and promotional

materials (Ashton & Bruce, 1994).

Given this importance, it is interesting to note that of a dozen municipal and
planning district development plans in the possession of the researcher, none set out
specific housing objectives. As a needs assessment provides valuable information
around which housing objectives can be formulated, this tool may enable
communities to develop specific objectives for inclusion in the development plan.
These objectives could, in turn, be reflected in community land use by-laws and

planning decisions on zoning issues, subdivision, and other planning approvals.
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Thiswould enable municipal employees to encourage planning practices that
promote housing initiatives that meet local need and/or demand. The benefits of
housing-driven planning policies to community (social and economic) development
were documented in a series of presentations at the Atlantic Region Housing
Workshop in Summerside, P.E.1. in 1990, and published by Corbett and Ashton

(eds., 1992).

Municipalities and planning districts are required by the Planning Act to review
their development plan on aregular basis (every five years unless another period is
set out in the development plan). Updates to the housing needs assessment that
make use of the most recent census information (published every five years) could
be integrated into the development plan review process. These objectives could also
be used to inform other community visioning processes, such as economic

development round tables.

The information from a housing needs assessment, especially when used to inform
formal policies in a development plan or economic development strategy, can be
used to formally assess proposed residential developments on the merits of their
compliance with those policies. Some communities have indicated that a housing
needs assessment might be of use to support applications for government funds for
local projects. Other reasons that a community, group, or individual may wish to

initiate a housing needs assessment are set out in the needs assessment guide.
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Also of value to rural communities is the role that a community-driven housing
needs assessment model can play in bringing together key stakeholders and
building local capacity. The assessment process can increase public awareness of
housing issues through public participation. As the assessment progresses, the task
force and the public will have opportunities to discuss these issues, which may help
create the networks and build community capacity that can be carried forward to
benefit the design and implementation of programs after the assessment has been
completed, and potentially ongoing reassessments and program evaluations. A
process that does not embrace public involvement, or which is undertaken by
consultants from outside the community, may be less likely to achieve this

outcome.

6.3 Effective Housing Needs Assessment

Throughout the design and implementation of this assessment tool, there has never
been any doubt that an effective housing needs assessment can be conducted in
rural Manitoba. However, designing a housing needs assessment tool that can be
utilised at the community level, by the community, without the active participation
of an educated and experienced housing researcher, requires specific design

considerations to address each of those factors.
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In the early stages of the research, it was assumed that the assessment tool would
need to be designed specifically for agro-rural Manitoba. This remained the focus
throughout, but it is the opinion of the researcher that there would be nothing to
prevent the application of the tool within Winnipeg's commutershed, or in some
areas of Northern Manitoba. All of the resources and information sources utilised
are available in these other communities, and it should be possible to accommodate
the differing socioeconomic realities within the housing needs assessment process
utilised. The one complicating factor that would be encountered in many Northern
communities (and some southern communities as well) would be the housing on
Indian Reserves, as the process has not been designed to accommodate the realities
of band housing and the Indian Act, and programs offered by Indian and Northern
Affairs Canada. The community housing profile (CHP) would need to be designed
to accommodate differing informational sources, such as the Statistics Canada's

Aboriginal Post-Censal Surveys.

The first two phases of the assessment tool have proven to be very effective in
guiding the initiation of the Minnedosa study. Each step is set out very clearly and,

in the case study, there were no significant problems.

The CHP requires a significant amount of research and analysis. In its current form,

the assessment tool identifies all information sources, and much of the data
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gathering is fairly easily accomplished. Where it became difficult was when
information was required from key informants. The range of information required
from some informants required that the CHP template document first be examined
in some detail, to ensure that the researcher was prepared with asingle list of
required information when approaching informants. An attempt was made to more
clearly explain the process of obtaining key informant information, but this issue

deserves further future consideration.

The discrepancy approach has proven to be the only method of assessing housing
need that could be used within the format of the assessment tool and with the data
available. Unfortunately, designing the housing needs assessment (HNA) phase
around this approach proved complicated. It appears that there may be no way
around the fact that a certain amount of intuition may be required in completing this
phase. On the plus side, even if acommunity were to decide to engage a consultant
at this point, it would be at much less cost than if the consultant were engaged at

the beginning of the process.

Most importantly, the housing needs assessment tool has been effective in the
Minnedosa case study. Many revisions were made to the assessment tool asthe
project progressed, and the project required more direct intervention on the part of
the researcher than was originally anticipated. However, this was balanced by the

fact that the researcher himself had very limited experience in the field of housing
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6.4

needs assessment, and the guide reflected the learning process of both the

community and the researcher.

Future Development of the Guide

The guide, as presented in Volume 2 of this research, has been formatted in
accordance with the standards of a major degree project for the Faculty of Graduate
Studies at the University of Manitoba. These standards include double-spacing of
text and wide margins that have the effect of creating a very lengthy document.
Thisisnot the format that is anticipated for publication of a functional guidebook.
The guidebook that is distributed to interested parties will be edited so asto present
amore visually pleasing and easily-read document that should be approximately
half the size of the current document. Future edits may also result from further

application of the process, as described in the following section.

At present, serious consideration is being given to re-editing the guidebook into two
volumes. The first volume would be a guide to the assessment process. The second
volume would present a more detailed description of each step, including many of
the more detailed sections of the current volume and perhaps including further
resources that have not yet been developed. These plans arise in response to critical
analysis from major degree project committee members and the researcher’s own

dissatisfaction with the amount of detail that some sections of the process [notably

106



6.5

Phase Four: Housing Needs Assessment (HNA)] have required as a result of
attempts to describe the process in sufficient detail to guide a layperson with no

related experience.

At present, the Association of Manitoba Municipalities (AMM) and the Brandon
Neighbourhood Renewal Corporation (BNRC) have expressed interest in the guide,
as have some housing and economic development professionals, and individual
researchers. When the guide has been re-edited, it will be distributed in .pdf format
to all organizations and individuals who have expressed interest. It is also the
intention of the researcher to attempt to generate interest by preparing a
presentation-length paper that will be submitted for consideration at planning and
housing conferences. It is anticipated that a second paper will be written as a case
study when the guide has been effectively utilised for a complete housing needs

assessment.

Recommendations for Further Study

A conscious effort has been made to limit the scope of this project to the
assessment of housing need, and not to move forward beyond a brief description of
further stepsthat are necessary after housing objectives have been identified. Asa
result, opportunity exists to either expand the current guide or develop a second

guide that details the development of community housing strategies and action
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plans, implementation of those strategies and plans, monitoring the ongoing

progress, and regularly evaluating progress.

Case studies of other communities should be conducted. The Minnedosa study has
proven that the tool does work in that particular community, but it is conceivable
that studies in other communities might encounter unique conditions that require
solutions not foreseen in the development of the tool. It would be particularly
interesting to see case studies utilising thistool in both a metro-adjacent and a
northern community context, and eventually within a variety of municipalities and
regions. One would imagine that each application might reveal areas for
improvement. Case studies could also expand on the assessment process, and into

the further steps as set out above.

Therole of public participation in the process has not been examined in detail. The
process as proposed is informed by practices used effectively by other guides and
researchers. It may be of interest for further research to more closely examine how

well this process engages the public in the context of a case study.

Areas for possible further research into improving the housing assessment tool are

noted in the previous section. These areas might be given some attention in any

case studies.
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Appendix A: Summary of Provincial Housing Programs Available

to Rural Residents.

Complementary Assistance Program (CAP) — funded by MHRC, provides
assistance to housing co-operatives to lower housing charges for income-tested

occupants.

Co-operative Housing Program — supports the operation of non-profit co-operatives

that were developed to provide housing for members, who aretypically low to

moderate income households.

Emergency Repair Program (ERP) — is a federal/provincial cost-shared program

that provides assistance in rural areas to make emergency repairs for the continued

safe occupancy of homes. Repairs must be urgent in order to qualify.

Home Adaptations for Seniors Independence Program (HASI) — afederal/

provincial cost-shared program that helps low-income seniors (65+) who have
difficulties with daily living and activities in the home, by providing financial
assistance (aforgivable loan of up to $3,500) to homeowners and landlords to carry

out minor home adaptations.

117



Homeowner Down Payment Assistance Program — an Affordable Housing

Initiative (AHI) program that helps first-time homebuyers access new or recently
renovated affordable housing, developed under the AHI, by providing financial

assistance for a down payment.

Homeowner Emergency L oan Program (HELP) —a provincial program that

provides emergency interest-free loans of up to $3,000 to eligible homeowners for

home repairs of a health, safety, or emergency nature.

Index-Linked Mortgage (ILM) Co-operative Housing Program — supports the

operation of non-profit co-operatives that were developed to provide housing for
moderate income members. A specified portion of the residents of each project are
eligible to receive assistance under the Rent Supplement Program or

Complementary Assistance Program.

Mortgage L oan Insurance — offered by CMHC, this enables applicantsto purchase

ahouse or rental residential property with as little as 5% down. This program is
offered through most financial institutions. Mortgage L oan Insurance can also be
used for renovations, and special programs offer benefits for energy-efficient

homes.
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New Homeownership Supply Program — an AHI funded program that helps low- to

moderate income renters such as urban families, off reserve Aboriginal people,
northern residents, low-income seniors, persons with disabilities and new

immigrants afford a mortgage down payment to buy their first home.

New Rental Supply (NRS) —an AHI funded program that works with the private

sector, non-profit and co-operative organizations, providing access to capital

funding to help develop a new supply of rental stock.

Private Non-Profit Program — supports the operation of private non-profit

organizations, such as service clubs or church groups, that develop housing

primarily for low to moderate income households.

Rent Supplement Program (RS) — funded by the AHI, is designed to assist low- and

moderate-income families and elderly households to obtain suitable housing in the
private rental sector and in non-profit housing projects. The province subsidizes the
difference between the approved market rental rate charged by the landlord and the

rent-geared-to-income rate paid by the qualifying tenant.

Repair / Conversion Program — an AHI funded program the complements other

renovation programs such as the Residential Rehabilitation Assistance Program and

Neighbourhood Housing Assistance Program and will enable eligible landlords and
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property owners, entrepreneurs, nonprofit organizations and co-operatives to

improve existing housing and rental stock for low- to moderate income families.

Residential Rehabilitation Assistance Program (RRAP) — is a federal/provincial

cost-shared program that provides financial assistance to homeowners and
landlords of existing substandard housing that needs major repair in at least one of
the five basic areas. structural, electrical, plumbing, heating, or health and safety.
The nature and quality of the repair work is expected to bring the dwelling up to a
minimum level of health and safety and extend the useful life of the dwelling by at
least 15 years. Similar assistance is available for persons living with disabilities, for

alterations required to make a unit accessible and comfortable to the occupant.

Rural and Native Housing Program (RNH) — funded jointly by the federal and

provincial governments, provides housing for lower income familiesin rural
Manitoba. Tenants and homeowners pay no more than 25% of their family income
toward housing. Property Management Agreements between the Manitoba Housing
and Renewal Corporation (MHRC) and housing providers facilitate management of
the housing stock. The Manitoba Metis Federation manages 1,673 units, the
Wabowden Housing Board manages 63 units in Wabowden and Sagemace Housing

Inc. manages 138 units in Camperville.
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School Tax Assistance for Tenants 55 Plus (STAT 55+) — provides an annual grant

of up to $175/year to tenants aged 55 years or older, to offset the school tax portion

of rental costs. Applicants must have a net income of less than $23,800.

Shelter Allowances for Elderly Renters (SAFER) — provides direct monthly cash

assistance to persons aged 55 and over who rent their living accommodation in the
private marketplace and whose rent exceeds 25% of household income. 60-90% of
the portion of the eligible rent exceeding this threshold is subsidized, to a maximum

of $170/month.

Shelter Allowances for Family Renters (SAFFR) — provides direct monthly cash

assistance to eligible families who rent their living accommodation in the private
marketplace and whose rent exceeds 25% of household income. Up to 90% of the
portion of the eligible rent exceeding this threshold is subsidized, to a maximum of

$180/month.

Shelter Enhancement Program (SEP) — a federal/provincial cost-shared program,

consisting of two components. SEP — Renovation provides financial assistance for

repairing or improving shelters for victims of family violence, to an acceptable
standard of health, safety, and security for occupants, as well as accessibility for

persons with disabilities. SEP — New Programs provides funds to private non-profit

corporations or individuals representing an organization to be incorporated in the
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future, to provide women and children or youth who are victims of family violence

with interim shelter.

Sponsor Managed Public Housing — provides adequate publicly owned rental

housing accommodeation for individuals and families of low income within their
financial capacities. Projects are owned by the Manitoba Housing Renewal

Corporation (MHRC), but are “sponsor managed” by the service clubs.

Urban Native Non-Profit Program — supports the operation of non-profit native

corporations or co-operatives that develop housing for aboriginal households in

need.

Unless otherwise noted, the above programs are also available to residents of

Winnipeg.
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Appendix B: Ethics Approval, Interview Guides, and Informed

Consent Letters
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Ethics Protocol Submission Form
Required I nfor mation about the Resear ch Pr otocol

1. Onepage outline of purpose and methodology of study describing precisely the
proceduresin which subjectswill be asked to participate.

Interviews will target three groups of selected individuals. The first group of interviews
will be with researchers who have undertaken housing need studies. The researchers who
undertook studies referenced in the thesis project will be contacted. If necessary, other
researchers who have undertaken other studies in Manitoba and nationally may also be
contacted. The second group will consist of individuals who are active in the provision of
housing services at the community level, who would make use of the results from a
research tool of the type being designed in the practicum. The third group will consist of
administrative employees of municipal governments or local development corporations,
who might be interested in seeing such a research tool being used in their community.

Interviews with researchers will focus largely on the applicability, methods, results, and
utility of those studies. In all of these interviews, researchers will be requested to identify
the initial goals and how the information influenced housing policy, program
development, and/or program delivery. The interviews may also be used to answer
specific questions regarding study methods, data sources, etc. The purpose of these
interviews isto provide further information on the housing assessments previewed and to
clarify information that is not presented in the published studies.

The second group of interviews will be with representatives of governmental and non-
governmental agencies who are active at the community level in providing housing
and/or housing programs. The final round of interviews will be with administrative
employees of municipal government, both those that are currently involved with housing
initiatives and those that are not. The intent of these two sets of interviews will be three-
fold: to identify perceptions of local housing need; to assess interest in undertaking
housing need assessments, if given a practical tool for doing so; and to identify resources
available for undertaking an assessment.

Interviews will be completed primarily in person, though some will likely be done by
telephone when distance or scheduling makes an in-person interview difficult. For each
set of interviews, there will be a set list of questions that have been prepared and set out
in interview guides. Additional questions may be asked on a case-by-case basis asthe
need arises, primarily to clarify or expand upon primary responses.
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2. Copies of all materials (e.g. questionnaires, interview schedules, etc.) to be given
to subjectsand/or third parties.

(see attached questionnaires)

3. Describe the number of subjects, and how they will be recruited for this study.
Arethere any special characteristics of the subjectsthat make them especially
vulnerable or require extra measures?

Nine subjects will be recruited for this study, three each from the following groups:

a) Researchers who have undertaken housing need assessment research.

b) Individuals who are actively involved in the delivery of housing services at the
community level.

c) Administrative employees of municipal governments.

Some of the subjects are known to the researcher. Others will be identified during the
research. Potential subjectswill be contacted and interviewed either in person or by
telephone. The interviews will be conducted in person when possible.

There are no special characteristics of the subjects that make them especially vulnerable
or require extra measures.

4. Copy of consent form

(see attached)

5. Describe the feedback that will be given to subjects about the research after they
have completed their participation. How will the feedback be provided and by
whom? If feedback will not be given, explain why feedback isnot planned.

There are no plansto provide feedback to the subjects as part of the research. The
subjects will be provided with afinal electronic copy of the completed practicum if they
wish.

6. Isthereany risk to thesubjects, or to athird party?

There will be no risk to the subjects, or to athird party.
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7. Describe proceduresfor preserving anonymity and confidentiality. I f
confidentiality isnot an issuein thisresearch, explain why. Will confidential records
be consulted? How will the data be stored to ensure confidentiality? When will the
data be destroyed?

The information provided by the subjects will be accessible only to the researcher. All
recordings made by an electronic recording device will be stored in alocked cabinet and
available only to the researcher. Any transcriptions made during the interview will be
kept in alocked cabinet and available only to the researcher. It is not anticipated that
anonymity or confidentiality will be an issue in this research. The information being
requested from the subjects regards a non-controversial subject and they will not be asked
to supply any confidential information. Following completion of the practicum, the data
will be destroyed.

8. Will the subjects be compensated for their participation.

Subjects will not be compensated for their participation.
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Sample Consent Form (to betyped on institutional letterhead)

Research Project Title: Developing a Housing Need Assessment Tool for Rural
Manitoba

Researcher: Kevan Sumner

This consent form, a copy of which will be left with you for your records and reference,
isonly part of the process of informed consent. It should give you the basic idea of what
the research is about and what your participation will involve. If you would like more
detail about something mentioned here, or information not included here, you should feel
free to ask. Please take the time to read this carefully and to understand any
accompanying information.

I. Purpose of the Research

Thisresearch is being conducted for the major degree project for the completion of the
Master of City Planning degree, Department of City Planning, Faculty of Architecture,
University of Manitoba. The research is focused on the development of a housing need
assessment process, featuring a community-friendly tool/instrument and approach, that
can be used by rural communitiesto conduct a study, and limit the need to engage
professional researchers. Research consists of identifying areas of housing concern in
rural communities, then developing a processthat is informed by current research into
housing need, professionally-administered need assessments, and other, similar,
templates that have been developed in other countries.

[1. Procedures

For the purpose of this research, interviews will be conducted with representatives of
three groups. housing researchers, rural municipal employees, and providers of
community-level housing programs. The interview will be held at atime and location of
our convenience. Thiswill be determined based on schedules of the researcher and
yourself. It is anticipated that the interview will take approximately 30-45 minutes.

During the interview, you will be asked to state your name and occupation. This
information will be recorded as part of the interview, on an electronic recording device,
aswell as being manually transcribed.

1. Risk
Y our participation in this interview will not pose arisk to your safety or well-being.

V. Recording Devices

An electronic recording device will be present during the in-depth interview. The purpose
of this recorder is to provide opportunity for the researcher to listen to the interview
again, for reference and clarification. The researcher may also transcribe portions of the
interviews.
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V. Confidentiality
The information you provide will be accessible only to the researcher and his advisor.
Contact information for both of these individuals is provided below.

Any voice recording made on an electronic recording device will be stored in alocked
cabinet and available only to the researcher. Any transcriptions made during or after the
interview will be kept in alocked cabinet and available only to the researcher. Y ou may
choose to not have the entire interview or parts of the interview recorded.

Y our name and occupation may be used in the written work produced as part of this
research, and during oral presentations given by the researcher in order to present the
final project. At your request, your real name will be replaced by a pseudonym in the
written work and oral presentations. A record of real names and pseudonyms as well as
this informed consent form will be kept in alocked cabinet and available only to the
researcher.

When the final project has been completed, al voice recordings will be deleted. Y ou may
request the deletion of the recording of an interview and any associated transcriptions at
any time.

V1. Feedback

The final project will be made available at the request of the participant. If you would
like to view a copy of the final project, contact the researcher or check the box at the end
of this form. Contact information is available at the end of this consent form.

VII. Credit or Remuneration
There is no credit, remuneration, or compensation for your involvement in this study.

Y our signature on this form indicates that you have understood to your satisfaction the
information regarding participation in the research project and agree to participate as a
subject. In no way does this waive your legal rights nor release the researchers or
involved institutions from their legal and professional responsibilities.

You are free to withdraw from the study at any time, and/or refrain from answering any
guestions you prefer to omit, without prejudice or consequence. Y our continued
participation should be as informed as your initial consent, so you should feel free to ask
for clarification or new information throughout your participation.

Advisor: Dr. lan Wight
Department of City Planning
University of Manitoba
Winnipeg, Manitoba
Canada
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(204) 474-7051
jwight@cc.umanitoba.ca

Researcher:  Kevan Sumner
802 — 24™ Street
Brandon, Manitoba
CanadaR7B 1Y 3
(204) 573-5815
ksumner @westman.wave.ca

This research has been approved by the Joint-Faculty Research Ethics Board at the
University of Manitoba. If you have any concerns or complaints about this project, you
may contact any of the above-named persons or the Human Ethics Secretariat at the
following mailing address, phone number, or e-mail address:

244 Engineering Building,
University of Manitoba,
Winnipeg, MB,

R7B 1Y3

Canada

Phone Number: (204) 474-7122
E-mail address; Margaret bowman@umanitoba.ca

A copy of this consent form has been given to you to keep for your records and reference.

Participant’s Signature Date

Researcher’s Signature Date

[ 1 wish to receive an electronic copy of the final project, sent to the below address.

_Email:
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I nterview Guide #1 — Housing Resear chers

This interview is intended to inform my research into housing need assessments. The
reason that you have been selected for this interview is your prior involvement in
undertaking a housing need assessment. The information that you provide me with today
will be used in the development of a housing need assessment tool that can be used by
rural communities. The consent form that you have read and signed contains details of
the stepsthat will be taken to safeguard this information and your confidentiality. |
estimate that this interview may take as long as 30 to 45 minutes. If you are ready, | will

begin.
Q1 — Could you please detail your experience in undertaking housing need assessments?

Q2a— In your opinion, are there any special considerations that one must have in mind
when conducting a housing need assessment in arural community, as opposed to an
urban community?

Q3 —In your opinion, what resources, other than the data being gathered, are required to
complete a housing need assessment?

Q4a— From your experience, what level, if any, of public involvement is required when
undertaking a need assessment?

Q4b — (If public involvement indicated in Q4a) — Could you please provide an example
of how you included the public in a housing need assessment that you have conducted?
Q4c — (If public involvement indicated in Q4a) — How was the involvement of the public
in your process able to inform your assessment? Could you please highlight what, in your
opinion, were the most valuable contributions made by the public?

Q5 — From your experience, what would you say are the most important thingsto have in
mind when undertaking a housing need assessment?

Q6 — In your experience, what sources of housing information have proved valuable in
undertaking housing need assessments?

Q7a—In housing need assessments that you have conducted, were there any groupsin
housing need that you found were particularly difficult to identify or quantify?

Q7b — (If answer to Q7ais affirmative) — Were you eventually successful in
(identifying/quantifying) this group? If so, how were you able to do so?

Q8 — If there was one piece of advice that you would give to someone with no experience

in conducting a housing need assessment - who was about to undertake one - what would
that advice be?
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Q9 — Isthere any other information you would like to contribute, for consideration in
this study?

Thank you for your participation in thisinterview. If you are interested, | can provide you
with an electronic copy of my thesis when it is completed.
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Interview Guide #2 — Housing Service Providers

Thisinterview isintended to inform my research into housing need assessments. The
reason that you have been selected for this interview is your involvement in providing
housing-related services in rural areas. The information that you provide me with today
will be used in the development of a housing need assessment process that can be used by
rural communities. It is my hope that this process will provide information that will be of
use to organizations such as yours. The consent form that you have read and signed
contains details of the stepsthat will be taken to safeguard this information and your
confidentiality. | estimate that this interview may take as long as 30 to 45 minutes. If you
areready, | will begin.

Q1 — Could you please detail the role that your organization plays in providing housing
services? Could you briefly describe the individual services that you provide?

Q2 —What is your position within your organization? Could you briefly describe the
tasks and responsibilities that your position entails?

Q3 —What groups - that you know of - are in need of housing in your community or
region? Which of these groups does your organization provide servicesto?

Q4 —What other organizations - that you know of - are active in providing housing
services in the same community or region that your organization serves? What groups do
these organizations provide servicesto?

Q5 — In your community or region, are there any groups that you suspect may be in
housing need, but whose need has never been specifically identified? If so, could you
please identify these groups?

Q6 — Have you ever been involved in aformal housing need assessment process that was
conducted at the community level?

Q6a— (If response to Q6 is affirmative) — Who was in charge of the process? What other
groups or individuals were involved in the process?

Q7 — (Skip to Q7aif answer to Q5 indicated existence of an assessment in same region
where currently providing services) Has a housing need assessment ever been conducted
in the community or region that your organization provides services to?

Q7a— (if answer to Q7 was affirmative) Do you feel that your organization benefited
from the results of the assessment? If so, could you please detail how you were able to
make use of the results?

Q8 — Are there any sources of housing information that you use to organize the delivery
of your programs? If so, could you tell me what those sources are?
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Q9 — Does your organization benefit from the participation of volunteers in the delivery
of your programs, or work alongside volunteer groups in the community? If so, could you
please tell me approximately how many volunteersthere are, what work they do, and for
approximately how many hours per week?

Q10 — If ahousing need assessment were undertaken in your community or region, what
information would you want it to provide for you? How would you make use of this
information?

Q11 — Isthere any other information you would like to contribute, for consideration in
this study?

Thank you for your participation in thisinterview. If you are interested, | can provide
you with an electronic copy of my thesis when completed.
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Interview Guide #3 — Municipal Administrative Employees

Thisinterview isintended to inform my research into housing need assessments. The
reason that you have been selected for this interview is your position as a senior
administrative employee of a municipal government. The information that you provide
me with today will be used in the development of a housing need assessment process that
can be used by rural communities. It is my hope that this process will provide information
that will be of use to communities such as yours. The consent form that you have read
and signed contains details of the stepsthat will be taken to safeguard this information
and your confidentiality. | estimate that this interview may take as long as 30 to 45
minutes. If you are ready, | will begin.

Q1 — You have been chosen for this interview because you are a senior municipal
employee. Could you please describe your job title and the tasks and responsibilities that
your position entails?

Q2 — In your own words, | would like you to tell me what comes to mind when | say the
words, “housing need”.

Q3 -1 amgoing to list afew different groups, and for each group, | would like you to tell
me if you believe that thisisagroup that isin need of housing in your community.

Y outh?

Seniors?

Physically or mentally disabled persons?
Low income individuals or families?
Aboriginals?

Q4 — Are there any groups, other than those that | have just mentioned, that you suspect
may be in need of housing? If so, could you please identify these groups?

Q5 — | am going to repeat the previous list, plus the groups you have identified. This
time, | would like you to describe what programs or organizations are active in providing
housing or housing-related services to each group, that you are aware of.

Y outh?

Seniors?

Physically or mentally disabled persons?
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Low income individuals or families?
Aboriginals?
(Other groups identified in Q4)

Q6 — Are there any other programs or organizations that you know of, other than those
we have already discussed, that are active in providing housing services in your
community?

Q7 —To your knowledge, has the municipal government provided assistance to any of the
programs or organizations that are active in providing housing services? Such assistance
might consist of financial or administrative support, or cooperation in delivering services.

Q8 — From your experience, is housing need an area of concern for your elected officials?
If so, could you please explain what leads you to believe thisis so?

Q9 — A housing need assessment is a process that, through various means, attemptsto
identify and measure housing need in a community or region. In your opinion, do you
believe that such as assessment would be of value to your community?

Q10 — Have you ever been involved in a formal housing need assessment process that
was conducted at the community level?

Ql10a— (If response to Q10 is affirmative) — Who was in charge of the process? What
other groups or individuals were involved in the process?

Q11 — (Skip to Q1laif answer to Q10 indicated an existing/former assessment in same
region as currently providing services) To your knowledge, has a housing need
assessment ever been conducted in the community or region that your organization
provides servicesto?

Qlla-— (if answer to Q11 was affirmative) Do you feel that your community benefited
from the results of the assessment? If so, could you please detail how the community was
able to make use of the results?

Q12 —If your elected officials were to decide to take the lead in conducting a housing
assessment, what resources would you expect would be available for the task? (Examples
of resources would include employee hours, and funding allocated to the project.

Q13 - If ahousing need assessment was undertaken in your community or region, what
information would you want it to provide? How might you make use of this information?

Q14 — Isthere any other information you would like to contribute, for consideration in
this study?
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Thank you for your participation in thisinterview. If you are interested, | can provide
you with an electronic copy of my thesis when completed.

Note: The questionsin the three questionnaires above are intended as outlines for
theinterviews. Additional questions may be asked, if required, in the form of
probes, to clarify responsesto the above questions or to encourage the respondents
to expand upon initial replies.
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Appendix C: Interview Responses

Group 1: Researchers

Housing researchers were interviewed to obtain the benefit of their expertise in the
design of the housing needs assessment tool. The following are key points of

interest noted during the interviews:

Q1 —Could you please detail your experience in undertaking housing needs
assessments?
¢ The respondents have extensive experience in conducting housing needs
assessments in both rural and urban areas, for both the public and the
private sector, throughout Canada. One respondent had experience is
designing housing assessment guides similar in some respects to the guide

being designed by the researcher.

Q2 —1In your opinion, arethere any special considerationsthat one must have
in mind when conducting a housing needs assessment in arural
community, asopposed to an urban community?

e Thethreshold of demand is relatively modest. Small variations in local
conditions can dictate the success or failure of housing projects. In small

communities, small events can have a massive impact. It was recommended
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that the assessment err on the side of caution, underestimating rather than
overestimating.

Economiesin rural areas are fragile. A single business can make or break a
community. Resource-based industries such as farming or mining, and the
businesses that depend on them, are often susceptible to market fluctuations.
In tightly-knit rural communities, people often have an ingrained idea of
what people should reasonably be expected to pay when purchasing or
renting a home. It is important to talk to people about what they are willing
to pay.

Retirement income is all-important, as seniors often tie housing costs to
pensions and/or income supplements.

Some secondary datathat is readily available for large urban centresis
either non-existent or difficult to obtain in rural areas.

Lack of professional staff may make it difficult to manage ongoing input.
In many rural communities, there is pent-up demand, but it can be hard to
convince both the private and public sectorsthat it isthere. The private
sector often has limited capacity for accommodating the demand, and the
public sector is often afraid to invest in social housing.

It was recommended that careful attention be paid to any residential,
commercial, or industrial investments that are planned for the community,
and what affect that will have on the population. If people are coming,

where will they live?
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e |t wasrecommended that the study make mention of proximity to other

communities, and any effects that these areas have on each other.

Q3 —1In your opinion, what resources, other than the data being gathered, are
required to complete a housing needs assessment?

e It wasfelt that an essential component of a needs assessment was
interviews, especially when it comes to predicting future scenarios. It was
recommended that the research include individuals such as:

0 Credit Union or Bank Managers
0 Municipal employee(s)

0 The business community

0 School principal(s)

o Ownersof rental properties

e A local committee or task force can help guide the study, and assist with
gathering information and establishing local contacts.

e Someone local who iswilling to be trained to oversee future updatesto the
study can be important to the long-term success of assessments.

e A nominal “buy-in” to the process should be obtained from key economic
players (municipality, private sector, economic development agencies).

e Migration was identified as difficult to track, and was an example of where

one might benefit from discussing the issue with such key informants.
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Typically, migration in rural Manitoba is characterized by people moving
from the country to the city, or from out of province.
e Tourism is often overlooked. It isa major factor in some towns and rural

areas, with some residential units being bought or rented as vacation homes.

Q4 —From your experience, what level, if any, of public involvement is
required when undertaking a needs assessment? Could you please
provide an example of how you included the public in a housing needs
assessment that you have conducted? How was the involvement of the
publicin your process able to inform your assessment? Could you please
highlight what, in your opinion, werethe most valuable contributions

made by the public?

Public involvement was cited as a valuable (though not mandatory) part of

the housing assessment process.

e Theinvolvement of key stakeholders is more important than broad public
involvement.

e Having the involvement of local volunteersis useful for opening doors,
particularly in contacting key informants.

¢ Volunteers may have personal agendas or biases.

e |t wassuggested that proper utilisation of volunteers requires that they be

engaged at an early point in the process, that they be educated about the
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process, the importance of impartiality, and what can realistically be
expected to result from the process.

e Depending on such factors as the community size and how recent the
Census information is, public participation in data collection will have
varying degrees of importance.

e |f the community has the resources to conduct a community survey, thisis

likely to be the best way of obtaining information from the public.

Q5 —From your experience, what would you say are the most important things
to have in mind when undertaking a housing needs assessment?

e Thereare no easy formulas for calculating rural housing need. There is
usually too little data and data samples are too small to be utilised as they
would be in alarger urban centre.

e “Common sense” must be used to make up for shortcomings in published
data. An understanding of rural Manitoba is essential, as the researcher must
have an intuitive understanding of how small communities work.

e |t must be remembered that there will always be some people who “fly
below the radar” (sometimes referred to asthe “hidden homeless’). These
people are unlikely to attend public meetings, and need to be sought ouit.
One way of doing thisisto have an advisory committee with select
representatives of these populations, or focus groups who are compensated

either with money or gift certificates.
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e Theeconomy has a strong influence on housing and vice versa. This
connection should be identified.

e The aging population must always be considered. The attractiveness of
communities to retired persons is increasingly important to community
sustainability.

e There may be ingrained opinions in the community of what constitutes good
housing and what is reasonable to pay for housing. Many people see
housing as a basic need, and not as an investment or status symbol, though
this appears to be changing.

e Theprocessislikely to take longer than planned for, asthe researcher must
manage local resources. With no survey collection, the assessment should
take about 3 months. With a survey, the process can take 3-6 months.

e When collecting information, it isimportant to be specific about how the
information will be used.

e [tisimportant to document both opportunities (demand) and shortfalls

(need).

Q6 —In your experience, what sources of housing information have proven
valuable in undertaking housing needs assessments?
e Essential component is triangulation of three data sources; MLS, rental

market information, and Census.
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e Provincial economic development officers can be a valuable source of
information.

e The Census doesn't always accurately reflect the community.

e Building supply sales businesses and manufactured home builders can
provide valuable anecdotal information about what is going on in the

community.

Q7 —In housing needs assessments that you have conducted, were there any
groupsin housing need that you found were particularly difficult to
identify or quantify? Were you eventually successful in (identifying/
quantifying thisgroup? If so, how were you able to do so?

e The“hidden homeless’ are difficult to identify. These persons often have
very low incomes and are often single parents. Some two-parent families
with very low incomes also fall in with this group.

e Statistics on aboriginal populations are difficult to obtain, and sometimes it
is difficult to get the rest of the population interested in any problems the
aboriginal community might have.

e Seasonal employment can cause seasonal and yearly fluctuations that are
difficult to identify or anticipate. Seasonal workers can come from the same

region, or even other provinces and countries.
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Researchers identified social assistance agencies, local housing authorities,
employment support agencies, and school administrators (the principal) as

sources of information on hard-to-identify populations.

Q8 —If there was one piece of advice that you would give to someone with no

experiencein conducting a housing needs assessment —who was about to
undertake one —what would that advice be?
Researchers should get to know the community. This is often difficult, as
timeisusually aluxury.
Involve an experienced researcher the first time a housing study is
undertaken. A researcher is especially important in data analysis.
Someone from CMHC or the provincial housing department should be
invited to explain the benefits of the study to the task force or community,
and how it could impact programming dollars.
Researchers from outside the community should use akey local contact,
such as a Chief Administrative Officer (CAO) or planner, who can set up
the researcher with key informants.
A stakeholder group should be assembled to compile terms of reference and

statement of who will take action.

Q9 —Isthereany other information you would like to contribute, for

consideration in this study?
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Whoever conducts the needs assessment should try to get afeel for the
economy of the surrounding agricultural area. What types of agriculture are
present, and what are the magjor factors currently impacting that industry? Is
there local potential for attracting or expanding agriculture-related
industries?

The study should take into consideration the commuting habits of local
residents, for both work and shopping. Is there support for local businesses?
Does the economy of the community depend on the influence of a
neighbouring community?

A profile should be compiled of the businesses and services offered in the
local community. What is there, and what isn’t? What businesses appear to
have long term stability, and which ones fluctuate or appear unstable?

The importance of schools and hospitals should not be underrated.

The biggest frustration in completing a housing needs assessment in arural
areaisthe lack of accuracy and predictability.

The financial resources needed for a housing assessment varies significantly
from project to project. Surveys add significant cost, and special

compilations of Statistics Canada data can be costly.
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Group 2: Housing Service Providers

The second group of interviews was housing service providers. These would be the
individuals most likely to make immediate use of the information being obtained

during the assessment, and would use it in the delivery of their programs.

The following are key points of interest that were noted during the interviews:

Q1 - Could you please detail therolethat your organization playsin providing
housing services? Could you briefly describe the individual servicesthat
you provide?

e Each of the individuals interviewed was an administrator for one or more

federally, provincially, or locally developed programs or services.

Q2 —-What isyour position within your organization? Could you briefly
describe the tasks and responsibilitiesthat your position entails?
e Theresponsibilities of respondents varied, including: senior management,
program administration, facility management, processing applications,
educating clients and the public, and coordinating services with other

housing providers.
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Q3 —-What groups—that you know of —arein need of housing in your
community or region? Which of these groups does your organization
provide servicesto?

e Therespondents were well-aware of housing need in their areas. Identified
populations included low to moderate income families, aboriginal families,

seniors, the disabled, and the hard-to-house (poor tenant records).

Q4 —What other organizations—that you know of — are active in providing
housing servicesin the same community or region that your organization
serves? What groups do these organizations provide services to?

¢ Inthe City of Brandon, local housing providers have formed the CIC
(Central Intake Committee) so that the various housing service providers
can cooperate in the delivery of services.

e Other sources of housing services include Regional Health Authorities
(persons with psychological disorders), the Association for Community
Living (disabled persons), CMHA (all personsin housing need),
Correctional Services (persons re-entering the community from correctional
facilities), Tribal Council housing, Manitoba Metis Federation (Metis
community), Friendship Centres (aboriginals), service clubs, and private

landlords.
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Q5 —1In your community or region, are there any groupsthat you suspect may
bein housing need, but whose need has never been specifically
identified? If so, could you please identify these groups?

e Seniorsand immigrants were both identified as groups whose needs they
felt were not adequately identified. In both cases, the lack of a central
organization addressing housing for these individuals was cited as the
reason they felt they may not be adequately serviced.

¢ If many jobs in the community pay low wages, the working poor can be a
significant demographic. In some cases, they can be as poor-off as welfare
recipients, with higher incomes offset by increased living costs.

e Mentioned as acommon complication in identifying the working poor,
pride can play arole in preventing those in need from attempting to access
available programs. This group can be difficult to identify, as they may

appear not to be in need.

Q6 —Haveyou ever been involved in aformal housing needs assessment
process that was conducted at the community level?
¢ One respondent had participated in the housing study conducted by Rounds
and Associates in Brandon. Details on this study can be found in Chapter 4.
e Others had been involved in more informal planning processes such as

community round tables.
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Q7 —Has a housing needs assessment ever been conducted in the community
or region that your organization provides servicesto? Do you feel that
your organization benefited from the results of the assessment? If so,
could you please detail how you were able to make use of the results?

e Where a housing needs assessment had been conducted in the past, the
respondent felt that the study had benefited the community. Benefits
included a knowledge of what housing was available, a“wide picture’ of
housing in general, and informing the disconnect between need and
affordability. The needs assessment served as a driving force for other

initiatives, which were targeted at the priority areas identified in the study.

Q8 —Arethere any sources of housing information that you useto organizethe
delivery of your programs? If so, could you tell me what those sour ces
are?

e Communication between housing service providers was cited as a valuable
source of information used in the delivery of programs. Co-operation
between providers allows for clients to be referred to those who are best

ableto provide help for their particular need.

Q9 —Doesyour organization benefit from the participation of volunteersin the
delivery of your programs, or work alongside volunteer groupsin the

community? If so, could you please tell me approximately how many
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volunteersthere are, what work they do, and for approximately how
many hours per week?

e Volunteers play avariety of rolesin the delivery of housing services. Some
providers are overseen by volunteer boards of directors. Professionalsin the
home building industry aid with the delivery of some programs.

¢ Networking with volunteer organizations was cited as beneficial as away of

creating opportunities to connect those in need with appropriate services.

Q10— If a housing needs assessment was undertaken in your community or
region, what information would you want it to provide for you? How
would you make use of thisinformation?

¢ Respondents indicated that they would appreciate an emphasis on economic
information in a needs assessment, including the type of funding needed.

o |dentification of support systems was identified as a priority. Emphasis was
on educational support, to inform clients about such things as home
maintenance and daily living. The sentiment being expressed was that it was
one thing to provide financial support, but further involvement with the
client was essential to ensure that the money was used wisely/effectively,
and that there should be continued involvement to ensure that there are long
term benefits.

e It wasnoted that it isimportant to differentiate between wants and needs, as

it is the needs information that is most important to service providers.
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e Vacancy rates were noted as important when assessing the current supply of
social housing. In some communities, oversupply of some housing types
may be a more significant problem than undersupply.

e |dentification of seasonal fluctuations was also noted as important. For
example, seasonal employment may attract migrant workers to a community
for a certain number of months each year. Assessment results could vary
significantly, depending on what time of year it is conducted, or what time

of year data was collected.

Q11 —Isthereany other information that you would like to contribute, for
consideration in this study?

e Housing was seen by service providers as the cornerstone to helping
disadvantaged members of society.

e |t wasexpressed that an effective housing needs assessment can save
housing service providers considerable expense through the efficient and
targeted delivery of programs.

e |t wasnoted that housing problems in rural areas tend to be overlooked, and
that many programs do not adequately service rural Manitoba.

e It was noted that victims of domestic abuse should be considered, and crisis
centres identified. Communities with crisis centres will attract these

individuals, sometimes from a considerable distance.
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¢ Respondents indicated a desire to hear what people aspire to. Are they
looking for something for a specific term?

e |t wasnoted that one problem encountered by respondents is that “upper-
level” tenants are not moving out from the system. In such cases, the system
appears to be functioning as a banker. They retain their subsidized housing
while they direct their spending to other priorities or save for adown
payment on a home purchase. While they do this, people with greater need
may be denied access to a system with no vacancies.

e It wasnoted that continuum of care for seniors should be considered, so that
seniors of various levels of self-sufficiency can all reside within the

community.

Group 3: Municipal Officials

The final set of interviews was conducted with municipal officials. This group was
seen as the most likely to be initiating and/or administering the assessment. Also,
their input is valued because of their active role in dealing with the day-to-day
concerns of rural residents. One is an economic development officer. The others are
employees of communities faced with current housing problems that the researcher
was referred to by the Executive Director of the Association of Manitoba

Municipalities (AMM). As aresult, all were selected with the knowledge that they
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were employed by municipalities where local housing concerns had been recently

identified.

The following are key points of interest that were noted during the interviews:

Q1 —Could you please describe your job title and the tasks and responsibilities
that your position entails?
e All were employees of either a Council or aBoard. As such, they relied to
acertain extent on housing being identified as an issue by that body before
they were capable of moving forward with initiatives aimed at assessing

local housing needs.

Q2 —1In your own words, | would like you to tell me what comesto mind when
| say thewords, “housing need”.
e Theterm “housing need” generally equates to “affordable housing” in
their minds. It is seen as alack of sufficient housing variety and new
developments. There is arecognition that need varies from person to

person.

Q3 -1 am goingtolist afew different groups, and for each group, | would like
you totell meif you believe that thisisa group that isin need of housing

in your community.
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Youth

Housing for youth is a concern in all of the communities. In general, these
concerns are related to retaining young people within the community.

Y outh are seen as very transient, willing to locate to other communitiesin
search of better employment or more favourable living conditions. They

want youth to have access to affordable housing.

Seniors

Seniors are a major priority for al of the communities. They are well
aware that their populations are aging, and they feel that housing designed
specifically for seniorsis necessary.

Seniors populations are seen as largely tied to health care services. Seniors
are observed to gravitate towards those communities with more health care
facilities, and these facilities are coveted by municipal governments.

They are hearing from their seniors that they prefer to “age in place”, but
often cannot.

A range of seniors housing options are needed for seniors with varying
levels of disposable income; some can barely afford $100+ /month for

rent, others wish to purchase $130,000 life lease condominiums.

Physically / Mentally Disabled

Physically and mentally disabled persons, like seniors, gravitate to those

communities that have care facilities for them.
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¢ InMinnedosa, Frontier Employment Services has identified a need for
housing of its clients to be better addressed, and is considering
establishing a housing arm to do this.

Low Income

e Whilethere isarecognition of the fact that there are low income
individuals and families in rural areas, people tend not to talk about it.

e Itishardto identify low income persons.

Aboriginals

e Ingeneral, aboriginal populations are seen as becoming more important as
their proportion of the population increases.

e Many are seen to relocate without obtaining their own housing. Typically,
they are accommodated by family or friends.

e Accommodation of this population is seen as important because they form
an increasingly important component of the workforce - they are willing to

work &t jobsthat local residents often are unwilling to take.

Q4 —Arethereany groups, other than thosethat | have just mentioned, that
you suspect may bein need of housing? If so, could you please identify
these groups?

e When new businesses come to the community that attract a significant
number of people with similar incomes, these employees can run into

difficulty finding homes of the type they desire. This even appearsto

155



happen when these are well-paid employees, as no single sector of the

housing market is prepared for increase demand.

Q5—1 am going to repeat the previouslist, plusthe groupsthat you have
identified. Thistime, | would like you to describe what programs or
organizationsare active in providing housing or housing-related services
to each group.

Youth

e Churches (faith-based organizations) are seen as the most common
provider of housing services for youth.

Seniors

e Manitoba Housing

e Local seniors groups, when present. Their role appears to typically be that
of facilitator, helping put seniors in contact with people who provide
housing or housing-related services.

e Service clubs are often involved in public-private partnerships for the
construction of seniors' residences. Most service clubs appear to
participate in these ventures, though not in every community.

e Credit Unions and Co-operatives are often involved in the development of
seniors housing.

Physically / M entally Disabled

e Manitoba Housing
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e Locally managed group homes

e Addictions Foundation of Manitoba

e Employment and Income Assistance

Aboriginals

e Therewas no knowledge of who might be providing housing for the
aboriginal community, though it was suspected that tribal councils and the
Manitoba Metis Federation would be responsible, if anyone.

New Workers

e No programs that respondents were aware of.

Q6 —Arethereany other programsor organizationsthat you know of, other
than those we have already discussed, that are active in providing
housing servicesin your community?

¢ No other programs or organizations were identified as serving the

communities in question.

Q7 —Toyour knowledge, hasthe municipal government provided assistanceto
any of the programsor organizationsthat are active in providing
housing services? Such assistance might consist of financial or
administrative support, or cooperation in delivering services.

¢ Respondents were unaware of any municipal assistance to housing

programs or organizations.

157



Q8 —From your experience, is housing need an area of concern for your
elected officials? I f so, could you please explain what leads you to believe
thisisso?

e Respondents indicated that housing need has been a concern for elected
officials.

e Many municipalities offer financial incentives to attract new residentsto
the community. These are typically focused on new construction of single

family residences rather than housing agencies (see Q7).

Q9 — A housing needs assessment isa process that, through various means,
attemptsto identify and measure housing need in a community or region.
I'n your opinion, do you believe that such an assessment would be of
valueto your community?
e It wasgeneraly felt that a housing needs assessment would be of value,

though the exact nature of that value may not be well-known.

Q10— Haveyou ever been involved in aformal housing needs assessment
process that was conducted at the community level?
e None of the respondents have been involved in a housing needs
assessment while in their current employment. One had been involved in

an assessment while a student in Winnipeg.
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Q11 -To your knowledge, has a housing needs assessment ever been
conducted in the community or region that your organization provides
servicesto?

e Housing needs assessments have been conducted in these communitiesin
the past. They have typically been on a project-by-project basis, being

limited to assessing the need for a single facility.

Q11a - Doyou fed that your community benefited from theresults of the
assessment? If so, could you please detail how the community was able to
make use of theresults?

e Insome cases, the project has been rejected as a result of the assessment.

Q12 —If your elected officialswereto decideto take thelead in conducting a
housing assessment, what resour ces would you expect would be available
for thetask?

e Employee hours are seen as fairly accessible, or at least not limited to such
an extent asto prove an impediment.
e Small funds are readily available in each of the subject communities, “a

few thousand” dollars.

159



Q13— If a housing needs assessment was undertaken in your community or
region, what information would you want it to provide? How might you
make use of thisinformation?

¢ Respondents indicated the primary reason for requesting a housing needs
survey was to verify or clarify perceived needs.

e They want something that can be used to “grow” the community.

e They wish to undertake a process that involves local and outside
developers.

e They wishto know the general situation, challenges, and needs.

Q14 —Isthere any other information you would like to contribute, for

consideration in this study?

e Nothing further was volunteered.
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Introduction

The Rural Community Housing Assessment Guide has been designed for the use
of individuals and organizations involved in housing issues — particularly in villages,
towns, rural municipalities, and rural regions. It is provided as an alternative to
hiring a professional consultant, and to aid rural communities in taking the first step
toward addressing local housing need, which is the identification of the nature of
this need. It is designed to be completed using the resources that can be found
within the community, including municipal administration, local professionals,
housing organizations, activists, and volunteers. It is a public process, and will

benefit from active participation by members of the community.

Introduction 161



Why undertake a housing needs assessment?

Communities typically undertake a housing needs assessment for one or more
reasons:
e To contribute to more effective community planning efforts, in terms of land
use planning, and broader social and economic development planning.
e To develop a better understanding of local needs and problems, in hopes of
finding ways to address them.

e To assess market potential for new housing development.

Sometimes there are trigger points that lead a community to undertake a study:

¢ There may be new business developments emerging and the community may
wish to encourage new housing development, or respond to housing
development pressures.

¢ There may be developers and others wanting to build certain types of
housing which cannot be accommodated within the existing local plans,
zoning, and bylaws.

¢ There may be pressure from a local social action group to address housing
problems they have identified.

e There may be a particular tragedy (series of house fires, loss of large tracts of
properties to natural disaster, etc.) which spurs the need for new housing

development.
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e There may be an opportunity to leverage public funds to stimulate new
housing development, if supporting documentation about need and demand

can be supplied.

Regardless of the trigger point, there are many benefits to completing a housing
needs study:
¢ Housing is a basic component of quality of life, and one of the key factors
people consider when making decisions about where to live and work. If new
businesses and people are to be attracted to the region, they will want to
have reasonable housing choice — a choice of tenure, price ranges, types,
and locations.
¢ With more knowledge about potential housing demands and needs, the
municipality, the Province, and developers can embark on a strategy for
acting on the opportunities.
¢ New information can be obtained about the depth and breadth of housing
needs, and can potentially lead to a new investment of public funds to
address pressing problems.
¢ Better information about the potential future housing demand can contribute
to more effective land use planning.

(Source: Bruce, 2004)
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Objectives

The obijectives of this guide are to provide a process for developing a community
housing needs assessment and to provide information resources for rural

communities to use in undertaking this process.

This guide may be used by a single community, but it is important to consider the
possibility of cooperating with neighbouring municipalities, or at a regional or
district level via a Planning District, Development Corporation, Regional Health
Authority, or other regional organization. Regional cooperation is important
because local housing issues are often interdependent, with spillover effects on
adjacent communities. An assessment that does not have widespread public input

could create dissension among competing communities.

Overview

Communities beginning a housing needs assessment need a firm understanding of
what they hope to achieve and how they hope to achieve it. This includes knowing
what information to collect and how to interpret the results. To aid in this
endeavour, this guide provides sections describing each of the steps in the housing
needs assessment process. The appendices include template surveys and reports
that will aid in data collection and presentation. Information resources are included

for administrators, advocates, and project leaders to utilize in preparing and
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undertaking the assessments. Unique local needs may be met by selecting the

most appropriate examples, survey questions, tables, and alternatives provided.

A housing needs assessment can be labour intensive, challenging to organize and
manage, and time consuming. However, the analyses are not highly technical, so
tasks can be distributed amongst volunteers. In turn, their importance makes
assessments well worth the effort. The key to success lies in a well-defined
methodology. Preparing a housing needs assessment doesn't require highly
technical analyses, but it does involve a considerable amount of information and
data collection. However, these tasks can be assigned to volunteers to distribute

the overall load.
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Phase One: Preparation

Organization is essential to a successful assessment. To help avoid potential
problems, you may wish to prepare a large binder with labeled dividers for each
type of data, and for such things as correspondence and meeting minutes, to aid in
collecting, organizing, and analyzing information. If tasks have been divided
amongst volunteers, this will help you track each area of research separately, and
also aid in organizing the final report. Each phase of this guide can be seen as a
separate task, and two or more phases can run concurrently if resources permit,

reducing the time required to complete the study.

As the process advances, lengthy sections may need to be condensed or
summarized so that the important information is easily grasped. Any extra
information in the binder can become appendices to the final housing needs

assessment report.

Completing the assessment promptly may be important, due to deadlines or
funding constraints. The public’s attention span or willingness to participate in a
long process is limited. An overly long process runs the risk of data becoming
obsolete before it is published, being overtaken by events such as changes in
housing programs, employment levels, or even natural disasters. If this should

happen, many assumptions or factual bases of the planning effort may need major
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revision. It should be possible to complete an assessment in approximately 4-6

months.

If you have the luxury of time, you may wish to look up some of the publications
listed in the bibliography to this guide. CMHC publications in particular can be a
valuable source of information for familiarizing yourself with current housing issues
and trends. Most of the CMHC publications are available free online at www.cmhc-

schl.gc.ca.

The Process

The value of a community housing needs assessment is that it enables a
community to identify its housing needs, aids officials in assigning priority to the
needs identified, and aids officials in developing housing policies, programs, and

strategies that prioritize the identified needs (AAHE, 1992).

A housing needs assessment is intended to help concentrate attention on a
community’s most critical local housing problem(s). The initial emphasis is often on
issues of public concern, but other, less easily identified issues may be identified
as the assessment progresses. A successful assessment process may identify
housing deficiencies that public officials are unaware of, establish community goals
and priorities, and bring together groups and individuals who can cooperate in

moving forward with solutions.
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A needs assessment requires an objective and a methodology. The checklist in
Figure 1 can help you identify and prioritize the possible uses for the assessment.
The community’s intended uses of the assessment will shape the specific
problems, the information collected, and the solutions they consider. For example,
a needs analysis performed in preparing a community economic development plan
would have a different focus than one done by a nonprofit group planning

transitional housing for persons with developmental disabilities.

Completing the assessment promptly may be especially important in smaller
communities. The public attention span or willingness to participate in a long
process is limited. Perhaps more important, the study area may be vulnerable to
sudden change. For example, an industry closing can have massive
repercussions. Drawn-out assessments can be overtaken by events and many

assumptions and factual bases of the effort may need revision.
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Table 1: Potential Housing Needs Assessment Uses

Begin a housing needs assessment by identifying and prioritizing what you hope to
accomplish. Who is the recipient of the needs assessment? What do you expect the
outcome of the assessment to be? Rank the possible uses listed below in order of
importance to your community, and add others as appropriate. You may wish to have
other members of the project team, potential users of the survey results, or other
interested parties complete this exercise as well, to ensure that everyone has similar

goals.

___Basis for economic development efforts

____Basis for new or amended housing / community development legislation
___ Compliance with federal or provincial requirements
___ Defining budget priorities (resource allocation)

___ Description of housing situations / problems

__ Developing intervention strategies

____Evaluation of existing programs

____Fund raising for local housing efforts

____Housing advocacy and community awareness
____Housing data base development

____Housing information and referral

___Planning for decision-making

____Other, explain

____Other, explain

Source: Adapted from AAHE, 1992
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(2) Adapting the Process

This process includes five phases with associated tasks:

1. Initiate the process.

2. ldentify the problem.

3. Develop community housing profile.

4. Assess community housing needs.

5. Setting goals and objectives

These steps may be completed in order or more than one task may be undertaken
at once, as resources, time, and labour (possibly volunteer) allow. The community
housing profile, for example, may begin shortly after the process is initiated. A
more detailed overview of the tasks is presented in Figure 2, and in the following

chapters.

Each community should feel free to adapt the housing needs assessment process
to their resources and unique housing market circumstances. Communities should
also determine their own priorities, based on the needs identified — not dictated —
by the assessment itself. Some may wish to undertake each step in its entirety;
others with limited resources or concerns may wish to pick and choose those
research methods that they feel will provide the information that they need. It is
always possible to go back and do further research if the chosen methods do not

provide sufficient information.
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Table 2: Community Housing Needs Assessment Process

This guidebook assumes that, prior to beginning the process, local individuals or a
steering group has recognized a need for a housing needs assessment and plan —
and has an intended use for its outcome. The impetus may arise from a pressing local
housing issue, a legislative mandate, economic development planning, or other
reasons identified in Figure 1 above.

Step 1: Initiate the Process

Develop an inclusive list of participants from which to select members of your team.
Plan for community awareness and involvement via local media and public hearings.
Identify and commit resources to the process.

Step 2: Identify the Problem

Use guantitative and qualitative data sources and techniques to describe the housing
concerns of the community. Select key public policy issues, then prepare and circulate
the preliminary mission statement.

Step 3: Develop Community Housing Profile

Assemble community population and housing data, including housing demand,
changes in the inventory, and the local housing delivery system. Existing federal,
provincial, and local data will provide the major basis for the profile.

Step 4: Assess Community Housing Needs

Select research methodologies to collect original data on housing needs and
conditions of specific populations or neighbourhoods. Interpret these relative,
expressed, and perceived housing needs data against explicit housing standards.

Step 5: Assess Potential Future Housing Demand

Develop a sense of the broader housing requirements over a short to medium term
future. This will aid long term planning.

Source: Adapted from AAHE, 1992
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Phase Two: Initiate the Process and Identify the

(1)

Problem(s)

Important Note: If possible, Phase Two may run concurrently with Phase
Three: Developing the Community Housing Profile (CHP). This will help keep
the project timeline as short as possible, and information from the housing

profile may be of value at the public hearing (step 5 below).

The next phase in a community housing needs assessment is the initiation of the
process. Phase Two involves formation of a housing task force, resource
allocation, media involvement, public hearings — and perhaps convincing people

that housing problems exist.

Formation of Housing Task Force

Whether initiated by local government or as a result of grass roots efforts, a broad-
based, representative group should be formed and involved throughout the
process. In this document, this group is referred to as a housing task force. It can
also be thought of as a committee or advisory group. Figure 3 lists individuals and

groups that the project initiator(s) should consider inviting to join the task force. The
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people best situated to facilitate change may be local elected officials, housing
industry personnel, and municipal staff. Broad involvement — including
representation from special populations, neighbourhood and community groups,
nonprofit organizations, social service providers, the housing industry, and

concerned citizens — is critical to success in later steps.

A secondary consideration in organizing this group is to compile a list of those
individuals and groups who may not wish to take an active role in the process, but
who may be sources of information as the assessment progresses, or interested in
participating in any public consultations. Compiling a list at this time may aid in
future phases of the process. This task should be undertaken by someone who is
prepared to serve, throughout the needs assessment project, as the contact
person for task force members and the public. Preferably, this would be someone

who is easily accessible and located within the community.

One way to help ensure that no groups or individuals are accidentally overlooked in
the formation of the task force or in creating the above-mentioned list, is to ask
each person or group contacted to suggest any others that they feel should be
invited to participate. Even in a small community, it is possible that the organizer of
the task force may not know of everyone who would be interested in playing an

active role in the assessment process.
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Table 3: Suggested Housing Task Force Members and Community
Stakeholders

In undertaking the community housing needs assessment process, it is important to
include the appropriate individuals and groups. You should also take into account, in
advance, the vested interests of those parties. Ask, “Who will want to be involved,
how, and why?” Make a list of any you can identify, and update this list as others are
encountered. Key individuals may be selected as task force members, while the
remainder are involved as stakeholders, participants in public meetings, and sources
of information.

Interest groups are often the first to recognize an emerging problem and bring it
to the public forum for action. Groups may include housing-related community
development, social welfare, business, advocacy, and other groups.

Citizen groups may represent segments of the population such as seniors,
youth, aboriginals, minorities, or neighbourhoods. Where no citizen group is
active, or in the case of special needs populations such as the mentally disabled,
it may be desirable to approach someone who is in a position to represent a
certain group (see Advocates, below).

Advocates for special needs groups or public policy change, especially those
who call for public action to remedy what they perceive as a failure of the
existing housing and social systems. Their advocacy may be focused on specific
special needs populations (e.g., low income people, minorities, persons with
disabilities, the homeless).

Faith-based organizations are often involved in the delivery of housing
services in the community, or may have access to programs or initiatives offered
by parent organizations or associated groups.

Service clubs are often involved in the development or management of housing
facilities or services in the community, and their members are often prominent
citizens within the community who may represent a variety of professions,
businesses, and interests.

Public officials: the extent to which a problem is viewed as a public issue will be
tempered by personal and political concerns. Support from elected and
appointed officials (e.g. municipal council, members of legislature, municipal
employees, provincial housing employees, RHA and planning district managers)
can be critical. Identify sympathetic public officials and bring them into the
process as early and as much as possible. Who really influences housing in your
community?
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Table 3: Suggested Housing Task Force Members and Community
Stakeholders

Professionals (e.g., homebuilders, developers, real estate agents, mortgage
lenders, nonprofit housing providers, housing educators, etc.) can provide insight
and expertise. Some may also be interested in expanding their services or
protecting their domain. Identify these local groups (including the Chamber of
Commerce) and their vested interests.

Major employers in the community may be interested in cooperating with the
assessment if they perceive the housing situation to be affecting their ability to
attract or retain employees. Many large companies have human resources (HR)
professionals on staff who will have a good understanding of any housing
problems their employees are encountering

Major landowners in the community, especially those engaged in development
or owning developable properties, may be interested in participating in the
assessment because of its potential to identify market demands, or to guide the
path of current or future community development.

“Privileged partisans” have a stake in the status quo, and thus may identify the
cause of housing problems to be the personal inadequacies of those who report
them. Or they may declare the issue(s) unsuitable for public intervention (e.g.
regulations may inhibit individual freedoms). Including these individuals is
especially important if they also fall under one of the above categories.

Finally, media responses will be based on the news value of the problem(s).
Which newspapers, television and radio stations, etc. will you contact? Identify
and list the local housing concerns that are newsworthy or that can become
human interest items.

Source: Adapted from AAHE (1992)

Early public involvement can help shape the content and direction of the process.
Public participation can also result in community acceptance of any strategies
developed, and reduce the need for extensive revisions later in the process. The
housing task force should make housing and needs data publicly available.
Community involvement should begin before any preliminary reports are released

for public comment and hearings. The final report should represent the combined

Phase Two: Initiate the Process and ldentify the Problem(s) 175



efforts of all groups and individuals involved, even if it is composed by a single

person.

(2) Task Force — Initial Meeting

At the initial meeting of the Task Force, several key items should be discussed:

1. Members should be given an overview of the concerns that have led to the
needs assessment being undertaken.

2. If the task force has been mandated a specific task by a municipal
administration or other authority, this mandate should be clearly
communicated.

3. The members should be given an overview of the key phases of the process
that is envisioned. Note that, at this time, there may still be many components
of the process that have not been finalized.

4. What is to be the scope of the study area? A single village/town, or a larger
region?

5. Each member is likely to have their own idea of what the housing needs of
the community are. Figure 4 lists questions that advocates may use to
establish the existence of a specific local housing problem or to “advertise” its
symptoms. The Task Force should identify and prioritize their major
concerns.

6. Each major concern can be further defined using the questions set out in

Figure 5.
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7. The list of concerns may be used to establish a list of goals and objectives, or
guestions that must be answered as a result of the needs assessment.
8. A tentative timeline for completion of the project should be established.

Deadlines for key phases and events may also be scheduled.

It is not necessary for there to be total consensus on the nature of housing
problems in the community. If members of the task force do not agree on a
problem, it is quite possible that the assessment process will provide information

that will either support or contradict the stated concern.

Because housing problems are never exactly the same in any two places, each
community will approach this step in its own way. Further housing problems may
be identified as the study progresses, and may require adjustment to the goals and

objectives.

If time and resources permit, the task force may wish to use brainstorming
techniques to further define and identify the problem(s). The “SWOT” discussion
method used in strategic planning also can be used to identify a community’s
Strengths, Weaknesses, investment Opportunities, and competitive Threats

relative to housing issues.

The list of goals and objectives, and the SWOT analysis (if undertaken) will be

expanded upon in Phase 2, during and after the public meeting.
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Note: The initial actions necessary may vary if the process is unpopular with the
local power structure. If so, individual housing advocates or a steering
group may assume primary responsibility for the assessment process until
the reluctant parties are convinced of the value of new (or revised) housing

policies.
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Table 4: Identifying Housing Problems

To convince people that a housing affordability, supply, or other problems exist in the
community, find and distribute answers to the following questions that can indicate
housing trends in your area. You may also prepare questions that relate to other local
housing issues. Responses need not be supported by factual evidence at this time — that
the problem is perceived is important, and the assessment will confirm or disprove the
perception. Once a list of problems has been identified, those problems can be further
defined using the questions in Figure 5.

Does available data and informed opinion indicate that local housing prices or rents
are higher than those in comparable communities?

Are local vacancy rates for rental and owner-occupied housing unusually low? Are
enough new affordable housing units being built to meet near-term demands?

Do employers report problems finding qualified personnel partly because of high
housing costs? Have economic development efforts been stalled by concern about
housing costs or inadequate housing for workers?

Have employees of the local government and public schools chosen not to live in the
community where they are employed because of housing shortages or high costs?

Have local families found that their young adult children are unable to live in the
community or are forced to continue living at home because housing costs are too
high?

Do local service organizations report increased challenges in finding housing for
lower-income people and those with disabilities?

What are the ratios of local median household and family incomes to average new or
used home sale prices?

How many homeless people are evident on local streets, in cars, or rumoured to be
doubled up with friends and relatives?

What is the condition of the older rental housing stock?

How much have land and site improvement costs risen in the past two decades?
Who pays for the infrastructure in new housing developments?

Is affordable financing available for first-time homebuyers and rental housing
investors?

Methods or sources for obtaining the data and completing the necessary analysis to
answer these questions are described in the steps that follow.
Source: Adapted from Hoben (1987) and Weitz (1987)
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Table 5: Defining Housing Problems

The Task Force can use the following questions to help define, then state the problem
— and later determine appropriate strategies for addressing the problems:

1. What is the situation or condition of people or their environment that is seen as
undesirable (e.g., homelessness, lack of affordable housing, substandard dwellings,
etc.)?

2. Who suffers from the problem?

3. Who gains from the problem?

4. Who defines it as a problem?

5. Who does not define it as a problem?

6. What is the cause of the problem?

7. What are the current programs dealing with the problem?

8. What would be the consequence of discontinuing these programs?

9. What are the forces for and against closing the gap between need and resources
(examine answers to questions 3-5)?

(Source: AAHE)

(3) Resource Allocation

The next task in initiating the process is to assure that resources are allocated to

cover the costs of the process. These resources include not only local leadership
and staff or volunteer help (time and technical assistance), but especially funds to
prepare the assessment. Members of the task force may be able to provide or

identify resources.
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(4)

Funds or volunteer labour may be sought from elected officials, housing industry
groups, large local employers, local business/service clubs and other community
organizations, including those without direct representation on the task force and
others that have been noted as stakeholders. These groups all have vested
interests in the local housing situation. Their contributions may help promote
“ownership” in the process and its outcomes. Later, these and other contributors
may be encouraged to pledge funds for specific strategies or projects aimed at

needs identified in the final report.

Media

In communities with a daily or weekly newspaper, community bulletin, or similar
publication, or a television or radio station, the involvement of the media can
increase public awareness of the assessment, potentially increasing public input
and receptiveness to surveys or public hearings and presentations. A useful
method of soliciting public input is issuing media releases or giving interviews to
local media, who may be quite interested in following the assessment as a local

story.

An added bonus is that this amounts to free advertising, thus reducing or
eliminating the cost of paid announcements. Any public hearings or presentations
should be advertised in the media, and posted on local bulletin boards at least two

weeks before the meeting date.
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(5) Public Hearings

A key part of the first step is the plan for advertising public hearings, soliciting
public comment, publishing the preliminary summary, and making reports available
for public inspection (e.g., at the public library or municipal office). At least one
public hearing should be held if possible (for regional assessments, one should be
held in each community) and public comments should be summarized and
addressed in the final report. Housing advocates suggest at least two hearings (or
sets of hearings):

1. to receive input before the initial draft, and

2. a second hearing during the public comment period.

Information gathered from the first public hearing will aid the task force in further
defining its objectives, and will likely be a source of anecdotal evidence that will aid
in developing the Housing Need Assessment (Phase Four). It is important that one
or more persons be given the responsibility of keeping detailed notes of the
hearing, including the names of speakers and key points of their presentations.
Someone from the community may be best at this task, as many presenters may
neglect to state their name. If the note-taker knows such a presenter, they will be

saved the necessity of approaching such a presenter to obtain their name.

The task force may wish to aid members of the target populations and community

organizations in preparing to speak at public meetings and to provide written input
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at the appropriate times. Evening hearings at convenient, wheelchair-accessible
locations are more likely to result in participation by the potential beneficiaries of

housing strategies.

The first hearing, to gather public input, is relatively simple. The job of task force
members in attendance is to hear the concerns of the public, whatever they may
be. No response is necessary, other than any questions that might be required to
clarify what individuals are communicating. The organizer should be prepared to
facilitate the process, providing an introduction to the assessment project at the
beginning, and ensuring that the meeting proceeds in an orderly manner. The
“SWOT” discussion method is one way of further organizing the meeting, focusing

in turn on Strengths, Weakness, Opportunities, and Threats.

It is often desirable to combine the formal hearing with a more informal component,
in which task force members circulate through the room, engaging in one-on-one
conversations with those in attendance. Many people who are reluctant to address
an entire room will be more willing to state their concerns in a conversation.
Providing coffee and cookies or similar treats will encourage people to linger for

this part of the evening.

Visual displays that track the important points being brought up during the meeting

can be a useful tool. During the informal portion, the public can be invited to add

their own comments.
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If the Community Housing Profile (see Phase Three) has been completed, it may
be of value to present information of interest from the profile at the public hearing
and/or have charts representing this information on display. Information from the
housing profile may also enable task force members to respond directly to some
guestions that arise at the hearing — if an acceptable response can be provided,
some questions or concerns may be answered immediately, freeing the final
assessment document to focus on issues for which there is no immediate

response.

(6) Assess Available Information

Any currently available information related to housing in the study area should be
examined. This may include research that has previously been undertaken in the
community, such as local or regional healthcare analyses, social indicators, service

use analyses, resource inventories, survey results, and community profiles.

With any secondary data, the age and any biases that may have been built into

published reports should be considered.
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(7) Developing Goals / Mission Statement

At this point, needs that have been identified have not been ordered or evaluated
for importance. But an appropriate number of key addressable housing issues
should be selected from all those identified. The task force, and possibly the local
governing body, must determine whether the problems are within the limits of the
community’s housing agenda. The personal concerns of small numbers of citizens,
or matters for which no workable remedies exist, may not be appropriate public
issues. Task force members must also account for the realities of local housing
market dynamics and the critical points at which change can be stimulated or

delayed. Maybe it’'s too early or too late for actions to be successful.

The housing task force should develop a preliminary goal or mission statement at
the same time or immediately following the selection of a manageable number of
key housing issues. Volunteers or paid staff can develop recommendations, with or
without alternative options, about potential key issues. These recommendations
might be reviewed by local officials, and then given to the group responsible for
making the final selection. The resultant problem statement should identify the
target populations (e.g., single parent families) and geographic parameters (e.g.

village or town, municipality, region).
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Phase Three: Developing the Community Housing

Profile (CHP)

A useful starting point for a municipality is the completion of a community housing
profile (CHP), usually using the most recent Census and other relevant data. The
purpose of a housing profile is to provide an overview of the current housing
situation before getting into a detailed discussion about housing needs or potential
housing demand. A profile can include information about the housing stock, the
people who live in the municipality, and other locally relevant information. This

phase may be undertaken concurrently with phases one and two.

A CHP is essential to identify all actors and actions involved in the local housing
situation. CHP preparation requires the:
1. assembly and analysis of the most recent, generally available population and
housing market data, and
2. aclear assessment of specific housing conditions in the community, and
perhaps its surrounding region.
Information that may have been identified during activities in phases one and two is

analyzed in greater detail in this phase.

The CHP template provided in Appendix A has been designed for a broad,

community-level assessment of housing need. However, it should be adaptable to
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(1)

broader, regional assessments, or targeted assessments of specific demographic
groups within a community. Feel free to alter the template to suit your needs. Ask
yourself, what questions do you need to answer about housing? Then check to
make sure that the information to respond to that question is present. Remember,
you can always go back at a future date during the next phases of the study and

add additional information.

Gathering Information

Existing, published data will provide the major basis for the CHP. These sources
are relatively quickly and inexpensively obtained. Figure 6 lists information and
data types and sources from which task force members can select the most
appropriate/available information. Most of the information required for this portion
of the assessment is obtained from sources of housing and demographic statistics,
including the Census, the MAVAS system operated by Manitoba Intergovernmental
Affairs, the Multiple Listings Service (MLS), public housing providers, municipal

governments, and CMHC (see Figure 6).

If the study area encompasses multiple municipalities, it will be necessary to break

down the data by municipality when possible.

Phase Three: Community Housing Profile 187



Table 6: CHP Data Summary

Type Source Description
The Housing Census e Period of construction
Stock MAVAS e Structural type of dwelling (single
Manitoba detached, duplexes, apartments, row
Housing houses, movable dwellings)
Authority e State of repair
e Average value of owned dwelling units
e Average rent paid
e Public housing stock and waiting lists
The Housing Key informants |e Real estate market activity
Market Multiple Listings |e State of the rental market
Service
Newspapers
Population Census ¢ Number of persons in various age
and groups
Household e Number and size of households
Characteristics e Number and type of households
Supplemental Key informants | e Number, type, and value of building
Information Municipal permits issued in recent years
governments
CMHC
Previous studies
/ reports

Source: Adapted from Bruce, 2004

Access to the MAVAS (Manitoba Assessment Valuation and Administration

System) may be obtained through the Municipal Assessment department of

Intergovernmental Affairs and Trade. This information should also be in the

possession of individual municipalities, who are given the data for use with

municipal software. Depending on the software utilized by each municipality, it may

or may not be possible for municipal administration to extract the data on the

assessed value residential properties.
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Some Census information may be obtained online from the Community Profiles

websites maintained by Statistics Canada at http://www.statcan.ca and

Intergovernmental Affairs and Trade at http://www.communityprofiles.mb.ca. More

detailed census information is available from Statistics Canada’s Profile of Census
Divisions and Subdivisions (2003) which is available in the libraries of Brandon
University and the University of Manitoba. However, this information is still
incomplete — a better option is to order a Census Profile for your community. These
are available directly from Statistics Canada. At a cost of $60, plus $3.45 for each
municipality in your study area, Statistics Canada can send you a CD with
complete information from the last census. It will be necessary to obtain some
select data from past census reports for comparison. In some rare cases, such as

when census boundaries change, such comparison may not be possible.

It should always be kept in mind that for small communities, rounding of census
information may affect accuracy. The Census also misses a small number of
people. In a housing study this is of concern because of the “hidden homeless”
who may be members of minority groups, lower-income people, and persons for
whom English or French is not their primary language. There is no way of
determining exactly how many are being missed, but researchers should be

conscious of this fact when drawing any conclusions.

As the time since the last Census increases, the data runs an increasing chance of
being obsolete, especially in growing or declining communities. It may be

necessary to update, extrapolate, or make informed adjustments to information.
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The Manitoba Housing Authority will be able to provide information on the
number and type of public housing units in the area, and the length of waiting lists.
Offices are located in Altona, Brandon, Churchill, Dauphin, Gimli, Notre Dame de
Lourdes, Portage La Prairie, Roblin, St. Pierre Jolys, Selkirk, Swan River, and The

Pas.

MLS data may be obtained through your local real estate board or real estate

agents.

Municipal administrators may be contacted for information on the number and
types of building permits and residential subdivision activity for the past several
years. Where a municipality is part of a planning district, it may be necessary to

contact the planning district for this information.

Key informants (interviews) for this phase may consist of real estate agents, task
force members, municipal employees (CAOs, planners, building inspectors,
development officers, economic development officers), bank managers, school
principals, RCMP members, providers of social services, rental residential property
owners and managers, and other members of the community who may have a
unigue or informed perspective on local housing issues. Their input will be used to
fill in any gaps in the information, and possibly to help explain the significance of

some data.
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Other studies, both housing-related and non-housing-related, that have been
completed in the community, should be scanned for information that may be
relevant to the study. This may include housing information that would normally be
collected through one of the other methods listed above, or other types of
information that help put the housing information into context. For example, a
community economic development strategy may already have identified some
housing concerns and goals, or if the regional health authority may have released
a report identifying a need to open a new facility in the community, thus justifying
an adjustment to any population projections. Key informants who were involved
with these studies may be able to help with interpretation. Of particular interest is
the identification of social, economic, environmental, or other factors that might

influence housing.

In the event that an urban municipality in the study area has a population that is
approximately 10,000 or larger, CMHC rental housing survey information may be
available. This information may be obtained by contacting the CMHC office in
Winnipeg at:

10 Fort Street, 4™ Floor,

Winnipeg, MB

R3C 1C4

Ph: (204) 983-5600

The above information may be organized using the template CHP report provided

in Appendix A.
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(2) Organizing the CHP

The following steps may be used to develop the profile:

1. delineate the study area;

2. prepare a profile of housing supply;

3. analyze the housing market;

4. analyze the housing delivery system;

5. analyze demographic characteristics; and

6. examine, in greater detail affordability and other housing problems.
A template CHP is provided in Appendix A. This template may be altered if there
are sections that you don't believe are relevant to your study. For example, if your
study is intended to examine the needs of seniors exclusively, you may wish not to

examine information about youth or single parent families in any great detail.

1. Study Area

The most relevant factors in defining the housing market area boundaries for small
communities may be employment sites and commuting distances. Where do the
people who are employed locally live? If the community is a regional employment
center, the boundaries may extend up to 100 kilometres or one hour’s travel time
beyond the community. Conversely, if a separate regional employment centre

exists within this same distance, many local residents may be employed in that
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centre. In some cases, the study area may correspond with the market area; in
others, it will not. If not, the role of the study area in the larger market area should
be described. Is it a bedroom community with many residents commuting beyond
the area? Is it a major industrial employment area, or commercial or government

service centre, possibly drawing commuters and new residents?

Much of the discussion regarding the scope of the study area should take place at

the organizational meeting of the housing task force.

2. Housing Supply

In this step, housing stock characteristics and changes are described. Include any
significant changes in the existing housing stock over the past decade, e.g.

additions (gains), deletions (losses), and vacancy rates.

Housing supply additions may result from new construction, conversion of vacation
homes to year-round residences, and the subdivision of larger homes to
apartments. Depletion of the existing housing inventory can result from authorized
and unintentional demolition (by permit vs. that caused by fire, flood, wind, or other
natural or man-made disaster), mergers, and conversions. Mergers of small
apartments to become larger units, and conversions from residential to

nonresidential uses both remove housing units from the market.
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3. Housing Market

In this step construction and real estate activity, and mortgage market trends are

described.

Economic factors that influence demand for real estate investment include
employment trends, income data, and the economic base of the market area.
Relevant economic data include the local employment rate and employment
profile. Income level breakdowns may raise questions such as, “Does a captive or
immobile labour market and/or a high proportion of service jobs with part-time
hours, minimum wages, and lack of benefits affect the dollars available for local
housing?” Another relevant question may relate to future economic development
efforts: Are new jobs an asset to the community if they provide only a minimum

wage income level?

A frequent public or housing industry response to claims of a desperate local
housing shortage is to count the units available for sale or rent (without breaking
them down by price or location). A local housing market survey may be needed to
reveal affordability trends and identify neighborhoods with tight markets. For-sale
and rental housing market/ cost surveys can involve newspaper advertisements,

real estate listings, and/or telephone or mail surveys.

Newspaper (“want-ads") listings' surveys usually encompass four to six weeks

during a peak housing turnover period (April through June in many areas).
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Surveyors can record for-sale and rental prices for residential units separately by
structural type, size, and location, if possible. Rental costs by unit type and size
can be compared to local household type and size needs and income data to
estimate any "affordability gaps." Listed rental prices may be higher than the
market average because tenants who rent from family or friends often pay below-
market prices. But list prices probably are accurate indicators of costs paid by
households who lack the support of family and word-of-mouth networks. Finally,
newly-moved-in tenants tend to pay higher rents than long-time tenants in the
same building. To assess for-sale housing prices, utilize realtors' Multiple Listing
Service (MLS) books to analyze all for-sale units or just those below a stated price
level. With the exception of private sales, the resulting profile will reveal the
location, size, and structural type of affordable housing on the market. Telephone
or mail surveys of rental investors, landlords, or property managers may be
necessary to obtain complete information on rental units, their costs,
characteristics, and vacancies. APPENDIX E presents a sample local housing
rental survey (with blank tables for presenting the results) that communities may
use in developing their own data collection instruments. Further discussion of

survey methodology follows the next section.

4. Housing Delivery System

The community housing delivery system includes:

1. the institutional structure,

2. public and private resources, and
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3. relevant public policies.

Identification of the institutional structure will have taken place, to a certain extent,
during the recruitment of housing task force members. The person in charge of that
recruiting should have a fairly broad list of local private housing industry
participants, nonprofit organizations, or community-based housing providers, and
housing-related public institutions. Others may be identified as data for the CHP is
assembled, as several may serve as key informants. These can be listed on a
table such as the sample in Figure 8. The accompanying description should
answer the question, “Who really controls housing decisions in this community —
elected or appointed officials, real estate developers, builders, apartment owners,

or...?"

Public and private resources for housing include funds and publicly-owned land or
property from federal, provincial, or local public sources. Private resources include
investment by financial institutions, foundations, nonprofit organizations, and
pension funds. Explain how private and government resources and
intergovernmental cooperation are used to benefit housing in the community.
Identify matching funds and additional monies for new housing programs, as
opposed to maintaining the status quo or planning to transfer funds from existing
housing programs.

(LIHIS, May 1991)

The profile should describe public policies (implemented by provincial legislation,

local by-laws, and administrative procedures) that may influence the local housing
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delivery system. These include land use and growth controls (e.g., zoning by-laws),
building code enforcement, development fees, municipal services/facilities, and
property tax policies. Later in the housing needs assessment, the task force will
analyze whether (and how) these policies negatively affect rental and for-sale

housing prices in the community.

5. Demographic Characteristics

Local housing demand is determined primarily by changes in the number and
composition of households in the market area (relative to the housing stock or
supply). Gathering, analyzing, and comparing 1991 to 2001 (1996 to 2006 when
'06 data becomes available) Census data on population growth rates, age
distribution, and number of households will provide an overview of trends. These

trends may be used to predict current and future housing demand.

Future housing demand projections also may be included in the CHP. The basis for
these projections is information obtained during the demographic analysis, and can
be informed by population and housing goals and objectives stated in the
community’s Development Plan, local economic development plans, or other local
documents. Data on commuters for the community and nearby community

populations may also help answer the question.
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6. Affordability and Other Housing Problems

Affordability and other housing problems will be examined through more detailed

analysis of housing and demographic data.

To document the housing situations of person with disabilities, the housing and
service providers for each disability group may need to be canvassed. At a
minimum, seek out representatives, advocates, or organizations with housing data
on persons with physical, developmental, and mental disabilities. If possible, also
find statistics about the numbers of persons (including children, retirees, and
homemakers) with disabilities that create special housing needs. This information

may be available from a Regional Health Authority (RHA).

In addition, try to obtain information on the number of units that have full, built-in
wheelchair accessibility vs. minimal wheelchair accessibility plus adaptability
(universally-designed units), or adaptations for other disabilities (e.g., visual
impairment). How many of those units are located in developments built primarily
for the elderly? Are people with disabilities able to choose whether they will live
among the able-bodied in the community or exclusively with other disabled

persons?
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Table 7: The Community Housing Delivery System

List names, addresses, and/or brief descriptions of housing-related goals and activities in
table form, then discuss each in greater detail in the report.

Institutional Structure:

Residential Construction and Mortgage Lenders
Mortgage companies and brokers

Commercial banks

Credit unions

Private Housing Industry Participants
Housing and land developers
Homebuilders/remodelers/subcontractors
Rental housing investors/property managers
Real estate sales professionals

Building materials’ suppliers

Nonprofit Organizations/Community-based Housing/Shelter Providers
Emergency shelter and transitional housing operators

Group home providers

Habitat for Humanity or other similar groups

Housing-related Public Institutions
Canada Mortgage and Housing Corporation
Manitoba Housing

Public and Private Resources for Housing Production/Finance:

Public funds and...

Municipal funds
Publicly-owned land
Government-owned properties

Private investments
Financial Institutions
Foundations

Nonprofit organizations

Public Policies that Affect Housing:
Development Plans and Zoning By-laws
Community Economic Development Strategies
Permitting processes and development fees
Building codes

Taxes (property, income, sales, etc.)

Rent controls

Source: Adapted from AAHE, 1992
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Phase Four: Housing Needs Assessment (HNA)

The key difference between Phases Three and Four is that the Community
Housing Profile (Phase Three) presents overall population and housing
information, while the Housing Needs Assessment (Phase Four) further analyzes
some of that data in light of community housing standards, goals, and key issues
identified by the community and task force. The CHP is largely an exercise in data
collection, and must be compiled first - although it may follow the housing needs
assessment section in the final report. The HNA is then developed to discuss gaps

and discrepancies related to the key problems identified in Phase Two.

Another difference is that, for most studies, need must be looked at in two
contexts: as a cross-sectional measurement at a moment in time, and as a
measurement of rate of change over a period of time. In other words, there will
likely be existing need within the community at the time of the study and then there
will be future changes to this need. The former is largely identified through the data

included in the CHP; the latter is explored during the HNA.

Appendix B contains a sample Housing Needs Assessment table of contents, with
relevant housing standards in parentheses (brackets). There is no template
document such as the template CHP in Appendix A. This is because the HNA will
need to reflect the unique questions and concerns that arise from your community;

it is the job of the HNA author to ensure that those questions and concerns are
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(1)

clearly stated and explained, and to determine what effect each will have on

housing need in the study area.

Knowledge of local housing needs and standards, plus a critical analysis of the
local housing delivery system are required to complete Phase Four. It may also be
necessary to collect new or original data to document problems for which

secondary data are unavailable.

This phase is set out in such a way that you should find it very flexible. This
flexibility is intentional, as each community will identify priorities that take this stage
of research in a different direction. You may wish to adapt some or all parts of this
phase to your own needs. For example, if the focus of your study is intended to be
youth and young families, you may choose not to examine demographic trends of

older segments of the population.

Describing Current Housing Needs

Much of the information on current housing need will have been identified through
the CHP. It may be necessary or desirable to conduct further research, such as a
community or targeted survey, if it is felt that the information in the CHP is

insufficient, or if you wish to further explore something that is identified in the CHP.
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The following model, adapted from a model used by Fordham Research (1998),
may help you structure your description of current housing need. It defines existing
housing need as:
Existing households in unsuitable housing.
(minus)
Those of the above households who are capable of moving, but choose not to.

(plus)

Concealed households needing to move but unable to afford market housing.
(plus)
The homeless, including those in temporary accommodation or “homeless at

home”.

(2) Describing Changing Housing Needs

Each HNA should describe how such things as changing demographic
characteristics and lifestyles, the economy, significant natural and social events,
and other significant local, regional, and national factors affect housing needs in
that community. For example, the end of the Crow Rate in 1995 increased shipping
costs for farmers, causing financial hardship for many farmers, some of whom
were forced to quit farming and either find local employment or relocate. At the
same time, opportunities were created for local processing of agricultural products.

Another example is the aging population, which leads to this population gravitating
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towards communities with extensive health care facilities, and an increased

demand for housing designed to accommodate the needs of seniors.

In many communities, trends of the past two decades have created a need for
smaller, less expensive, and nontraditional housing alternatives. For example,
household formations depend on economic and social factors, particularly the
ability to pay for housing. Thus during recessionary periods, fewer new households
are formed, more families double up, and grown children may return home to live.
If housing is no longer affordable in the area, many households may include
subfamilies in crowded conditions or carry severe housing cost burdens (i.e. pay
more than 50% of household income for housing). Declining household sizes also
affect markets. Smaller households are generating additional housing demand
even without the large population increases that the nation experienced during the
1950s and 60s. A lower birth rate, plus the increases in elderly (most of whom
prefer to live independently), single-person, and single-parent households reduced
the average Canadian household size from 4 persons in 1961 to 2.55 persons
today, and it continues to decrease. Furthermore, many people in these groups

need housing-service packages instead of only “bricks and mortar.”

Other factors that may need examination for their effect on housing in each

community include:

1) the number of first-time homebuyers and their ability to pay for new or used
housing,

2) the effects of the creation or termination of government housing programs, and
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3) the availability of “less-expensive” homeownership alternatives such as
condominiums, housing cooperatives, or manufactured housing.
How does the condition of local housing, utility costs, and cost of gasoline for

commuting to jobs in nearby towns affect household funds available for housing?

The HNA must also acknowledge changes that result from federal and provincial
legislation or programs. These will be identified through key informants, including
local housing service providers and CMHC. Recent housing studies that have been
conducted elsewhere in the province may have already identified these changes,

and should be reviewed if available.

Identification of these factors will be accomplished in several ways, including:
¢ demographic trends identified in the CHP,

¢ housing market analysis in the CHP,

e task force brainstorming sessions,

¢ public meetings,

¢ key informants, and

¢ other studies and publications.

Remember that your community is unique. It may or may not be affected by

national or regional trends that affect other rural communities. Listen to your

community, and to your intuition.
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(3) Measuring Discrepancies: What Ought to Be vs. What Is?

The task of a needs assessment is to evaluate identified needs (relative,
perceived, or expressed) against explicit and appropriate criteria (AAHE, 1992).
The term, "need," must be defined in a specific context, typically by using absolute
or comparative measures or standards. Need is essentially a matter of “what
should be" vs. "what is" that usually involves value judgements and is influenced
heavily by social, political, and economic conditions. Because need is a social or
evaluative concept, the standards must be established before determining which

housing does not meet the standard.

Housing professionals most frequently use the discrepancy model to look at
relative need—the gap between standards and actual characteristics (needs) for
some or all parts of the population. The discrepancy model involves:
1) goal setting--identifying what ought to be;
2) performance measurement--determining what is; and
3) discrepancy identification--ordering differences between what ought to be
and what is. Utilizing the data presented in the CHP, the HNA describes
local housing norms or standards (Phase 1) and identifies any discrepancies

(Phases 2 and 3).

For example, if it is projected that the seniors population will increase by 25%
within 10 years, one can extrapolate that there will be a demand (what ought to be)

for 25% more seniors housing units. If at present there are no vacancies in seniors
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housing units, and a short waiting list (what is), then the discrepancy would be the
number of units required to accommodate the existing waiting list, plus 25% more

units than that total (the difference between what ought to be and what is).

Examples of discrepancies that commonly exist in Canadian housing
markets include:

e entry level ownership housing — with the costs of building supply materials
and land continuing to rise, fewer households can afford to buy their house;

¢ independent renting for those with lower incomes — these households
have no capacity for saving, and many suffer from paying too much for their
rent, or pay less for their rent but live in poor or crowded conditions, this gap
is characterized by a lack of new rental supply, particularly at the modest to
low rent level;

e erosion of the existing rental stock — some of the rental housing has been
taken off the market because of lack of financial incentives to maintain its
quality, while other portions of the stock have been allowed to deteriorate to
poor quality;

e social housing supply does not meet demand — there are more
households on waiting lists than can be served by the existing supply; and

e lack of group homes, transitional housing, and emergency shelters —
this is largely an urban issue but the fact remains that there is little or no short
term housing support in many communities.

(Pomeroy, 2004)
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You will need to compile your own list of discrepancies in your local market, as

identified in the housing needs assessment, and by key informants.

From Figure 8, standards may be selected that measure or assess housing
physical adequacy/appropriateness, affordability, and availability. Task Force
members may use the standards highlighted in the Figure, or select others that are
relevant to local housing needs and problems. The "availability and choice"
standards include less direct, "macro-level" (broad) policies or applications that

may result in, or affect housing choice and affordability.
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Table 8: Housing Standards for Adequacy, Affordability, and
Availability

Identify the standards in effect in your community, and/or choose those to be used
in the
Housing Needs Assessment.

|. Adequacy/Appropriateness Standards (Minimum Housing Standards)

A. Structural/mechanical standards for new and changed housing units: National
and Provincial Building Codes; energy efficiency standards (MB. Hydro)

B. Structural condition/conservation/maintenance standards for existing housing:
National and Provincial Building Codes;

C. Space and occupancy standards: Crowding/square foot per person
requirements, bedroom standards (Canadian National Occupancy Standards);

D. Health/safety standards: asbestos removal requirements; water
quality/sewage disposal (Manitoba Workplace Health & Safety)

E. Accessibility/adaptability standards (National & Provincial Building Codes)

Il. Affordability/Housing-Income Ratio Standards

A. Affordability ratios, e.g., more than 30% of gross income for rent = housing
cost burden; (CMHC)

B. Mortgage underwriting guidelines:

C. Housing allowance standards: (Manitoba Family Services and Housing)

D. Income eligibility for housing assistance: (Manitoba Family Services and
Housing)

[ll. Availability/Choice Standards

A. (Overall and effective) vacancy rate standards (e.g., tight markets)

B. Fair housing requirements, e.g., equal housing opportunity for protected
classes

C. (Land) use controls, e. g., minimum lot size; exclusionary vs. inclusionary
measures; restricted use, density, or bulk; private restrictions/covenants; rent
control

D. Environmental standards (Canada-wide Standards)

Source: Adapted from AAHE Guidebook
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(4) Housing Market Assessment

The needs assessment should include overall housing vacancy rates (excluding
seasonal housing), plus separate owner-occupied and rental vacancy rates. A 3-
4% overall vacancy rate for rental units is considered to indicate balanced market
conditions. A higher vacancy rate tends to favour renters, as the reduced demand
for new units may cause some rental owners to drop their prices until the excess
units are absorbed by the market. Too few vacancies usually force prices up as
rental owners take advantage of higher demand for existing units. More new rental
units will usually be constructed as developers respond to this demand. If new
units are constructed, added units increase the housing supply and provide more

vacancies, thus stabilizing prices for renters (Lieder, 1988).

As noted elsewhere, it will be very difficult to obtain an exact vacancy rate
calculations for most rural communities, due to reliance on anecdotal information.
Rental markets are very complicated; they are not perfect commodities dictated by

the norms of supply and demand.

To allow adequate consumer choice at all income levels, the minimum vacancy
rate for owner-occupied housing is 1.5%. Factors which may affect the supply of
ownership housing include:

e costs of building material and land;

e costs of fees and charges;
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¢ the nature and volume of the existing resale stock;

¢ the quantity and quality of developable land;

e the carrying capacity of local builders and developers to build on spec or to
wait for demand;

¢ the strength and characteristics of the local economy and the resulting
incomes; and

e activity in neighbouring municipalities.

The tables in Figures 9 and 10 can be adapted locally to illustrate affordable rents
and for-sale home prices. First, obtain current low/moderate income levels for each
type of household from the CHP. Also, borrow a "Blue Book" of mortgage loan
payment tables (often available from mortgage lenders or real estate agents). After
completing the household type and gross income columns, use a calculator and
mortgage tables to complete the remainder of Figures 9 and 10. Pay close
attention to the sample table key/codes that explain the column headings and
bases for calculations (e.g., housing affordability "rules of thumb:" 30% for rent,
25% for monthly PITI (Principal, Interest, Tax, Insurance) payment; house price:

from 2 to 2-1/2 times annual gross income).
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Table 9: Housing Affordability for Low / Moderate Income Residents,
Part 1

Household
Type

Gross
Income
(Low/Mod)

Affordable
Rent
(30%)?

Affordable
Price
Range®

5 % Down
Payment

Mid-Range
Loan
Amount®

Census
Couple
Families

LI
M

Male Lone-
Parent
Families

L
M

Female
Lone-
parent
Families

<4l

&P & A &P

& A & A &P

& A &P &P

& A & &P

One-
Person
Private
Households

& A

& A

& A

& A

Table 10: Housing Affordability for Low / Moderate Income Residents,

Part 2

Household
Type

Monthly
P&l @
6%/25yrs

Gross
Monthly
Income

25% PITI

P&I° Only
25%

Qualified
Loan
Amount

Census
Couple
Families

Male Lone-
Parent
Families

Female
Lone-
parent
Families

& A &P &

&P &P &

&P &P &

&P &P &

&P &P &

One-
Person
Private
Household
S

@A

@A

&P

&P

& A
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1 Low Income = 80% of Median Family Income; Moderate Income = 95% of
Median Family Income

2 30% of Adjusted Gross Income using HUD deductions for elderly/disabled
spouse or X children

3 2 to 2 1/2 times annual gross income

4 Closing costs must also be paid (1 to 3% of loan amount, usually in cash)

5 Midpoint loan amount rounded to nearest $5

The table in Figure 11 can be used to illustrate the persons and households

excluded from home purchase options based on current market prices.

The table in Figure 12 can be used to illustrate what persons and households can
afford to pay for rent or to purchase in the private marketplace at several income
thresholds. It assumes that households will pay up to 30% of monthly income on
rent, or spend 30% of income on mortgage principle, interest, and taxes. It may be
desirable to compare these income thresholds with wages paid by major local

employers.

Table 11: Persons and Households Excluded from Home Purchase
Options

Who is excluded?

Male
Income Female Non

Lol Lone- Lone- .
Required Couples Parent Parent PFamlly
ersons

Families Families

Housing
Market House Price
Options

MLS average
resale

MLS median
list price

New home
purchase
(1100 sq.ft.)?

New mobile
home
purchase’
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1 Assume 5% downpayment, 25 year amortization period, current 5-year mortgage
rates from local lending instutions, monthly payment plan, $200/month for taxes
and sewer/water charges, $150 for heat, CMHC mortgage insurance of 3.25%,
gross debt service ratio of 30%. Also assume household has savings to pay for
transaction costs (legal, survey, etc.) and has no other major debts or financial
issues.

2 Assume new home construction cost at local average $/sq.ft. plus land (obtain
from local developers and home builders).

3 Obtain information on typical local land lease fees for mobile home parks.

Table 12: Persons and Households Excluded from Rent and Home
Purchase Options

Who is excluded?

Can Female
Income Can afford Male Lone- .
afford to 1 Lone- Non-Family
Thresholds | % to buy Couples Parent Parent Persons
o Families
Families

$10,000 $250

$15,000 $375

$20,000 $500

$25,000 $625

$30,000 $750

$35,000 $875

$40,000 $1,000

$45,000 $1,125

$50,000 $1,250

$60,000 $1,500

$70,000 $1,750

$80,000 $2,000

$90,000 $2,250

$100,000 $2,500

1 Use same assumptions regarding mortgage as detailed under Figure 11.

Two other housing standards that combine affordability and adequacy may be of
interest. The "shelter poverty standards" measure affordability on sliding scales
based on income level and household size and type. The "core housing need
approach,” which combines affordability, adequacy, and suitability indicators into
one comprehensive measure, includes only those households that could not live in
a standard, physically adequate dwelling unit without paying more than a "fair"

percentage of their income for shelter. The core housing need approach is the
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(5)

standard for assessing housing need in Canada, but is difficult to measure in rural

areas.

Core housing need is the standard measure across Canada to quantify the number
of households and individuals who have a real housing need. A two-step procedure
is used. First, people are considered to be in housing need if they live in a unit that
is need of major repair (adequacy standard), live in a unit that is crowded, based
on National Occupancy Standards (suitability standard), and/or pay 30% or more of
their income for housing (affordability standard). Secondly, a means test is applied
to determine if they have sufficient income capacity to address their housing
need(s). Unfortunately, in rural areas there is insufficient information to easily

measure the suitability standard, and thus calculate core housing need.

Projections

Population

Starting with a base population today, how will the combined effect of fertility rates,
life expectancy, immigration, emigration, and other migration affect population

estimates (overall and individual age brackets) over the next few years?

Various models have been developed for projecting populations into the future.

These tend to work well with large populations, but are less effective for small
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populations such as one finds in rural Manitoba. With a small population, a rather
localized event such as the closure or opening of a new industry or a poor harvest
due to regional flooding or drought can have a major impact that can’t be
cushioned by other areas of the economy and that can never be anticipated by a
model. If a community should unexpectedly gain or lose a major public facility such
as a school or hospital, the resulting population shift will necessitate significant
revisions to any past projections. If any significant events are anticipated, educates
guesses should be used to alter the projected accordingly. For example, if it is
known that a local industry intends to add 20 new jobs, and it's estimated that half
will be trained/experienced individuals that must be recruited outside the
community, it would be safe to assume that 10 new households, or approximately

25 people, could be moving to the community or region.

If the housing needs assessment covers a large area consisting of two or more
municipalities, it may be advisable to prepare projections for each municipality
independently. If one is in decline, but the other is growing, a regional projection

could show neither.

The simplest way of projecting population or segments of the population is to
compare data from the last 2-4 censuses and determine the average annual rate of
growth or decline, and then apply that rate to the community for the next 5-20
years. As with any method, the further the projection, the less likely it is to be

accurate.
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For a projection of a particular age bracket, past Census data can be used to gain

more insight. For example, if the 50-55 year old age group was particularly small in

the 2001 Census, it is safe to assume that the 55-60 year old age group will be

particularly small in the 2006 Census. Likewise, if past Census data shows that

there has always been a large drop-off in population aged 70+, perhaps due to

seniors relocating to retirement homes in other communities, then it could be

assumed that this will continue, even if there are currently a large number of 60-69

year old persons in the community.

The following table may be used to present your projections.

Table 13: Population and Age Cohort Trends and Projections

Year

Age Cohort

0-14

15-24

25-34

35-44

4554

55-64

65+

1986

1991

1996

2001

2006

2011

2016

Source: Statistics Canada Census of Canada 1986-2001 and estimates by HNA

author.

Phase Four: Housing Needs Assessment

216




Households

With consideration for the projected population and age cohorts, how many and
what type (families with or without children, lone parents, single persons, etc.,) of

households will there be over the next few years?

With household projections, it is necessary to consider both the number and the
type of households. The trend in Canada is toward smaller households, as families
have fewer children, more families delay having children, and more people choose
to live alone. As the population ages and spouses pass away, more households

relative to the total population are left.

Household formation is based on “headship rates”, or the ratio of households to the
population as a whole. As the population ages, the rate of household formation

increases.

Again, there is no magic formula for projecting the number of households. The
simplest way, as with population projections, is to extrapolate past trends into the
future and apply informed adjustments as required. Projections may be made for
each household size (1 person, 2 persons, 3 persons, and so on) and for each
household type (non-family households, childless couples, couples with children,

lone parents, and so on).

The following tables may be used to present your projections.
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Table 14: Size of Household Trends and Projections

Year Household Size

1 person | 2persons | 3 persons | 4 persons | 5 persons Total

1986

1991

1996

2001

2006

2011

2016

Source: Statistics Canada Census of Canada 1986-2001 and estimates by HNA

author.

Table 15: Type of Household Trends and Projections
Household Type
Year All fgr?w?lg/ Family Types of Family Households
House- House- House- | cpilgless | CouPles Lone Multiple
holds holds holds Couples Cmg?en Parents Family
1986
1991
1996
2001
2006
2011
2016

Source: Statistics Canada Census of Canada 1986-2001 and estimates by HNA

author.
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Tenure Choices

Given the number and type of households, what mix of tenure choices (ownership

or rental) are required to meet their needs?

Just as the population and number and size of households changes over time, so
do the tenure choices of local residents. The trend throughout Canada in the late
1990s, driven by improved economic performance and low interest rates, was a
rise in ownership rates at the expense of previously projected rises in rental tenure
rates. This trend applies much more to urban centres and may not manifest in rural
communities with much smaller housing markets, relatively underperforming

economies, and lower incomes.

Once again, information from past Censuses should be examined and the future

ratio of owned to rental dwellings should be an informed projection of past trends.

The following table may be used to present your projections.
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Table 16: Tenure Choice Trends and Projections
Year Owned Rented Total Dwellings

1986
1991
1996
2001
2006
2011

Source: Statistics Canada Census of Canada 1986-2001 and estimates by HNA

author.

Dwelling Type Choices

Given the number and type of households, what mix of structural type choices are

required to meet their needs?

Informed projections can be made of future dwelling types (single-detached
houses, semi-detached houses, accessory apartments, apartment buildings <5
storeys, apartment buildings 5+ storeys, movable dwellings) in the same way as
the previous projections. Single detached houses typically dominate the choice of
housing in rural areas. With housing stock aging and changes in demographics,

there may be new opportunities to encourage a broader variety of dwelling types.

It is important to note that individual choices and preferences are not taken into

account in this method.
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The following table may be used to present your projections.

Table 17: Structure Type Trends and Projections

Semi-
Single- detached Apartment | Apartment .
DTOI:aI detached house/ ﬁccetssor){ building, building, I\éulrtr:pi)lle
Wellings house row partment | g storeys | >5 storeys amily
house
1986
1991
1996
2001
2006
2011
2016

Source: Statistics Canada Census of Canada 1986-2001 and estimates by HNA

author.

New Housing Requirement

Given the tenure and dwelling type choices identified, and current vacancy rates in

the community, what new housing must be constructed to meet those demands?

The need for new housing may be projected by examining the previous household

and dwelling type projections, and calculating how many of what types of dwellings

will be needed to meeting what will be required to accommodate these projections.

It is quite possible that a projection may indicate that there will be a decreased

need for one or more types of housing
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(6)

Potential Market Segments

An assessment of comments from key informants in the community, combined with
citizen input at the public meeting and the results of the CHP and the demand
projections above, should enable the identification of specific market demand
segments in the area. Some segments may have needs not currently met, while
others may take advantage of new housing if it were to become available. Some
segments will consist of specific populations, such as employees of a major local
industry. Other segments will be broader, such as a need for more mobile home

parks to meet a general increase in demand.

Each market demand segment should be noted separately, with discussion of the
reason(s) that it was identified. The type(s) of housing required to fulfill the needs
or wants of each segment should be described, as should any special
considerations needed to accommodate their housing needs. Figure 12 may be
modified to show the price points of each of any segments for which Census
income data is available. If affordability appears likely to be an issue for any of the
market segments, it may be possible to identify future affordable housing needs,
and the housing programs and/or local resources that may be utilized to provide for
these needs. If new housing is going to be needed, it should be possible to use the
same table to estimate what rental rates are reasonable if incomes can be

estimated for those in need.
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(7) Housing Resource Analysis

Without repeating the CHP descriptions, the HNA analyzes the strengths and
weaknesses of the area's housing delivery system. This analysis should:
1) identify specific gaps related to the community's housing goals and
objectives; and
2) discuss whether any lack of resources or technical assistance for community-
based housing groups has weakened the institutional structure.
For example, many communities lack nonprofit housing corporations with
successful track records in low-rent housing development and management. A less
tangible but important element is the local governing body's attitude toward
housing. For example, does the zoning by-law support and encourage the
development of scattered-site assisted rental housing for low income or special
needs people (by permitting their establishment in zones that cover a significant

portion of the community)?

The housing resource analysis will also focus on how federal, provincial, and local
public policies influence the cost of housing and influence whether affordable units
are built, maintained, or improved. Figure 13 presents a checklist for analyzing
how the enforcement or interpretation of local controls affects rental and sale
prices of housing. Do the land use and growth controls, building codes,

development fees, tax policies, growth limits, and local rent control laws described
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earlier in the CHP provide incentives - or hindrances - to affordable housing? In
addition, show whether public policies have resulted in increased concentrations of
minority or special needs groups in any neighborhood. Members of the housing
task force may be able to help with some answers. Others will require input from

municipal employees.

Causes of housing unaffordability may differ significantly between rural and urban
areas, and should be kept in mind when considering information that may be more
specific to urban areas of the country or province. For example, although housing
costs may be comparatively lower in smaller communities, proportions of the
household budget devoted to property tax, transportation and utility costs may be
higher because of lower population densities and commuting. In small towns,
higher new-housing prices may be less a factor of restrictive land use regulations
than a combination of diseconomies of scale, financing constraints, and costs of

public water and sewer line extensions and treatment plant construction.
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Table 18: Regulatory Rating Sheet

The author of this rating sheet suggests that 10 or fewer "yes" answers indicate that drastic
action is needed, while 15 or more "yes" responses mean that the community probably is not
affecting housing costs negatively to a great degree. Modify the questions as needed to fit
the community being rated (see also Figure 15).

Yes No

19.

. Is all the land that will be required for residential development over the next five

years presently zoned and available for development?

. Does at least one-third of the land zoned for residential purposes permit

housing other than single-family detached houses?

Do any of the residential zones in the zoning ordinance permit townhouses and
multifamily housing by right without going through a conditional use, variation,
or other approval process?

Do any zones that permit single-family detached housing also permit attached
housing (e.g., townhouses, patio or cluster houses) and manufactured housing?
Does at least one residential zone provide for a minimum lot size of less than
6,000 square feet (557.4 square meters) for a single-family detached house?
Do all residential zones allow lot sizes of less than one acre?

Did less than one-half of the residential subdivisions approved over the last 5
years (or since the current Zoning By-law was adopted, if less) require rezoning
first?

Were more housing units approved for development than dis-approved?

Of the number of housing units originally proposed in rezoning or subdivision
applications, were more than two-thirds approved for development?

Does it take less than six months for most subdivisions to be approved after the
initial application (without considering rezoning)?

. Are less than 10% of the residential rezoning application decisions of the

municipality or planning district appealed by neighborhood or citizens' groups?

. Are less than 10 separate permits or approvals required to complete a

subdivision from initial application to occupancy?

Do municipal standards allow normal residential streets to be less than 30 feet
(curb to curb)?

Do zoning and subdivision provisions allow individual houses to be clustered on
reduced-size lots and/or with reduced requirements for front, side, and rear
yards?

. Can sidewalks on one or both sides of streets be eliminated if other provisions

are made for pedestrian paths?

. Can swales, ponds, and other natural features be substituted for (underground)

drainage pipe systems?

. Are developers required to provide only those roads, sewer and water systems,

parks, school sites, and other facilities that directly serve the specific
development being approved?

Are fees for processing applications and for providing public facilities based on
real services and costs of facilities provided?

Note: No single policy or its enforcement will have a major effect on housing costs in
the community. Several smaller impacts, however, can combine to reduce costs by as
much as 15% of the total.

Source: adapted from AAHE Guidebook, 1992
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(8) Collecting New Data to Assess Unmet Needs

As noted earlier, the data necessary to measure or evaluate housing conditions
may be unavailable. If updated or complete data are unavailable, primary data
collection may be required. Three useful data collection methods are windshield
surveys, local housing market/cost studies, and community housing needs

surveys.

Windshield Surveys. Housing Task Force members or other volunteers may drive
(or walk) through the community's neighborhoods to collect data for the housing
needs assessment. A survey that rates structures as good, fair, or poor based on
the number and degree of visible housing code violations provides a fast overview
of housing conditions within the community. A windshield survey may achieve a
variety of other objectives (e.g., make a preliminary identification of deteriorating
housing suitable for rehabilitation, assess racial concentrations, or count vacant,
boarded-up units). Windshield assessments can also lay the groundwork for

developing tours designed to increase awareness of local housing conditions.

A variety of techniques for completing a windshield housing survey are discussed
in the following section. Housing advocates caution against using windshield
survey data by itself, however. A complete evaluation of housing units for purposes
of judging suitability for rehabilitation or demolition must include an interior

assessment as well. No correlation may exist between a non-resident's judgement
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of the exterior condition and the tenant's perception of the unit's interior and quality

of life. Just because it "looks like a slum...."

Information on conducting a windshield survey is contained in Appendix D.

Formal Housing Needs Surveys. A community housing needs survey can reveal
perceived or expressed needs and gather housing preference data not provided
by the most recent census. A survey also may be required to obtain data on local
housing conditions (e.g., numbers of units with physical deficiencies and without
complete plumbing, adequate heating equipment, or safe water supply). Housing
surveys may be needed to assess changes and trends that occur between
Censuses. Appendix C gives a large number of sample questions about housing
experience, preferences, adequacy, affordability, cost burdens, and housing
assistance/service needs. After giving close consideration to the questions that the
survey needs to answer, the most appropriate items should be selected to

construct a fairly brief survey.

The housing needs survey should identify both housing preferences and
affordability. Housing preferences, cost, and condition data are most useful when
correlated with household information about income, age, and family composition.
Because a strong preference for single-family homeownership is to be expected,
questions about acceptable, but less preferred housing options should be included.
Ask what forms of housing people will agree to live in when they can't obtain their

first choice. What housing forms are people willing to live near? Second choices
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may provide insight on housing alternatives that will be acceptable to community

residents.

Survey Methodology Tips

After determining the types of data necessary to assess unmet local housing needs
and identifying any gaps between needed and available data, communities must
decide:
1) which data are most important and feasible to collect; and
2) choose a data collection method (e.g., mail or telephone surveys, personal
interviews).
The most appropriate method may be dictated by the type and completeness of

desired data, and cost and time involved to obtain it.

Given the cost of survey research (if using paid surveyors), a survey of the whole
community or even a proportionate sample of all residents may not be feasible.
Therefore, the community may consider targeting specific subgroups (e.g.,
potential first-time homebuyers, persons on the housing authority waiting list,
landlords, etc.). If 100% of the community or each target group is not surveyed, the
sampling procedure must assure that each person or property in the sample is: 1)

selected at random and 2) has an equal chance of being selected.

Preferably, subgroups within the sample (e.g., disabled persons or single parents)

should consist of at least 40-50 respondents to be large enough to meet the

Phase Four: Housing Needs Assessment 228



assumptions of various statistical procedures. In most situations, ensuring that
these subgroups are being reached will require a question in the survey to identify
those respondents that fall within a particular group. In small communities, this
number may simply be unattainable. In such a situation, it may be wise to conduct

a separate survey of all of a particular subgroup.

Organizers should try to obtain a "respectable” survey response rate of at least
50%. A minimum sample size should be at least 20% of the population or
households. In very small communities, a higher response rate is required to
ensure that the accuracy is acceptable. Follow-up efforts (e.g., telephone re-calls
or sending a second copy to nonrespondents a few weeks after the original
mailing) are important to increase the questionnaire return rate. Sensitive income
or other questions can lower the survey response rate. Assurance of confidentiality
is an absolute prerequisite to obtaining complete and correct data. For example,

local landlords often are hesitant to divulge information about their units.

As a guide for establishing an acceptable minimum response rate, consult Figure
14 below. If you wish to determine the statistical accuracy of a given sample size
for the population of your study area, an assortment of free online calculators can

be found with a quick search on the internet.
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Table 19: Margins of Error for Select Survey Sample
Sizes for Small Communities
Community Size
(population or # | Sample Size Statistical Accuracy
of households)
10% (10) + 29.4%, 19 times out of 20
100 20% (20) + 19.6%, 19 times out of 20
50% (50) + 9.8%, 19 times out of 20
10% (50) + 13.1%, 19 times out of 20
500 20% (100) + 8.8%, 19 times out of 20
50% (250) + 4.4%, 19 times out of 20
10% (100) + 9.3%, 19 times out of 20
1000 20% (200) * 6.2%, 19 times out of 20
50% (500) + 3.1%, 19 times out of 20
10% (500) + 4.2%, 19 times out of 20
5000 20% (1000) + 2.8%, 19 times out of 20
50% (2500) + 1.4%, 19 times out of 20
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Phase Five: Setting Goals and Objectives

The preliminary goals established in the mission statement (Phase Two) need to
be somewhat skeletal or provisional until the community housing profile and
housing needs assessment are completed. Each community must take the
initiative in developing its own explicit housing goals and objectives (the "where
you want to go"). For example, to bring about optimal conditions, the community
may wish to influence private housing consumers', producers’, and investors'
decisions. To do so, officials may rely on specified public actions relative to local
regulatory powers (e.g., land use controls), influence over housing resources (e.g.,

subdivision approvals), or use of municipal funds.

(1) Range of Responses and Solutions to Housing Problems

As part of Phase Four, gaps in the housing system will probably have been
identified. To address the gaps, there are generally two approaches. The first is to
change the nature of the demand side of the housing equation. This is difficult, as it
means that efforts must be made to increase the incomes of people whose housing
needs are not being met by the existing market activities. This means that the
community must attract new economic development, which in turn puts more
people to work and increases the employment income and overall income of the

population. This in turn has the impact of improving the ability of households to
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purchase or rent better housing, or to “demand” alternate tenure and structural
types not currently on the market. This will be difficult for most small towns and

rural communities, and will likely take several years to put into effect.

The second approach is to change the nature of the supply side of the housing
equation. Private sector builders and developers respond to market signals and will
invest and build in housing that offers higher rates of return. Measures that smaller,
local communities can take to direct or steer housing development or investment
include:

e alter regulations and decision-making processes so that the costs to
builders and developers is reduced;

e alter planning and by-laws to permit a broader range and diversity of
housing to be built, such as accessory apartments and basement suites,
triplexes and fourplexes, garden suites and granny flats, land lease
communities (an updated and more progressive version of the traditional
“trailer park”), and condominiums.

¢ reduce fees for services and permits;

e Engage in land assembly, subdivision, installation of infrastructure (water
and sewer) to increase the supply of serviceable land for new housing
developments; and

¢ Provide a range of incentives to build affordable housing, including the sale
of municipal owned land at reduced prices, tax holidays for several years
on housing that is built and maintained as affordable housing, and density

bonuses for affordable units.

Phase Five: Setting Goals and Objectives 232



(2) Preparation of Draft Report

In Phase Five, the community's housing goals and objectives are finalized and a
specific goal statement is completed. While every community must develop its own
unique goals, Figure 15 offers several sample goals and objectives. If the local
decision making group states the goals and objectives broadly, then the strategies
or actions designed to achieve them should be written in specific, measurable

terms. The latter will help with future progress assessments.

If negative housing conditions were evident in the HNA, the Task Force may
conclude that certain existing local or provincial policies need to be reformed to
remove or reduce the negative effects. Or they may recommend that new policies
be enacted to encourage the development and preservation of affordable housing.
One example of needed reform may relate to post-World War Il policies designed
to reduce overcrowding by lowering residential densities. Today, overhousing of
older homeowners may suggest a need for policies that encourage the
development of accessory dwelling units to better utilize and conserve large, older

homes in residential neighborhoods.

The number of goals and objectives that a community can achieve is limited. Thus,
if more than five or six major goals are identified, the Housing Task Force, or the

authority that initiated the assessment process may need to establish priorities and
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concentrate on the few most important goals. A further suggestion is to focus only

on goals that are attainable, so that some success is "guaranteed."

Finally, to assure that they (and their results) are mutually reinforcing, housing
needs assessment authors must establish the (strength of) relationships of various
goals to one another. The goal-setting group may face a challenge in that any goal
that involves assisting one group to provide more or better housing in a given area
may work in some way(s) to the detriment of other groups in other locations.

Resolution of these conflicting goals may or may not be possible--or necessary.

Once a draft document has been prepared, it should be circulated to members of
the task force for their comments. Their comments will reflect their own knowledge,
and will help round out both the CHP and the HNA. Their questions will help
prepare you for the questions that will come once the document is presented to the

public.
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Table 20: Sample Community Housing Goals and Objectives

Specific, measurable objectives or strategies should be developed so that housing
progress can be monitored and evaluated. The following are examples of goals and
objectives. Various sources use the terms, "goals, objectives, and strategies,"
interchangeably.

1. Lieder (1988, p. 382-84) outlines (often implicit) general goal areas (with
accompanying policy avenues or strategies) for a community housing
agenda:

*Community life: To provide and maintain safe, sanitary, and satisfactory housing
together with efficiently and economically organized community facilities to
support it.

Policies/Strategies: Manage housing and its development via zoning, subdivision
control, building and housing codes. Design and coordinate local facilities,
including schools, fire and police stations, parks and roads, to meet housing
needs.

*Social and equity concerns: To provide safe, satisfactory housing opportunities to
all households, at costs they can afford, without regard to income, race, religion,
national origin, family structure, or disability.

Policies/Strategies: Eliminate exclusionary zoning that prohibits multifamily
housing, mobile homes, or other housing for lower income groups. Encourage
affordable housing development for low income, minority, and other special
population groups. Provide tax abatement programs to aid needy households.

*Stability of production: To stabilize housing production or reduce fluctuations in
construction, ensure a predictable supply of new units, provide steady
employment, reduce inflationary trends, and direct a reliable flow of credit into the
housing industry.

Policies/Strategies: Housing production and investment are primarily determined
by federal policies dealing with the money supply, interest rates, tax codes, and
regulation of financial institutions. But local and provincial governments can offer
financial incentives or deterrents (e.g., impact fees, moratoria, other slow-growth
policies).

*Design and environmental quality: Plan housing to accommodate household
needs, optimize the quality of life, use land and resources efficiently, and create
minimal adverse impact on the natural environment.

Policies/Strategies: Design to meet specific human needs (e.g., wheelchair
accessibility). Develop/evaluate local regulations to deal with stormwater runoff,
flood management, wetlands preservation, protection of endangered species, and
preservation of open space, agricultural land and forests. (Provincial and federal
regulations may override local policies, however.)

2. Objectives of the National Homelessness Initiative (NHI) (1999):
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Table 20: Sample Community Housing Goals and Objectives

The stated objectives of the NHI are:

e To develop a comprehensive continuum of supports to help homeless
Canadians move out of the cycle of homelessness and prevent those at-risk
from falling into homelessness by providing communities with the tools to
develop a range of interventions to stabilize the living arrangements of
homeless individuals and families— encouraging self-sufficiency where
possible—and prevent those at-risk from falling into homelessness.

e To ensure sustainable capacity of communities to address homelessness by
enhancing community leadership and broadening ownership, by the public,
non-profit and private sectors, on the issue of homelessness in Canada.

Additionally, the NHI hopes to achieve the following outcomes by 2006:

e Enhanced supports and services available to meet the needs of homeless
individuals and families and those at-risk of homelessness by facilitating
integrated community responses to help improve their living conditions and to
help them access and maintain secure accommodation.

¢ Increased knowledge and understanding of homelessness at the local,
regional, and national levels through data collection, research, and the review
and assessment of the effectiveness of interventions and by supporting the
dissemination and sharing of this information.

e Broader engagement of partners to address homelessness by strengthening
partnerships and collaboration with other federal departments, all orders of
government, and the private and not-for-profit sectors.

3. Brandon Community Action Plan Objectives (Brandon Homelessness Steering
Committee, 2004):

1. To ensure that no individuals are involuntarily on the street, by ensuring that
sufficient shelters and adequate support systems are available.

2. To reduce significantly the number and duration of stay of individuals requiring
emergency shelters, transitional and supportive housing (through, for
example, health services, low cost housing, discharge planning, early
intervention, prevention initiatives).

3. To help individuals move from homelessness through to self-sufficiency.
4. To help the community strengthen its capacity to address the needs of its
homeless population through effective communication and the ongoing

elimination of continuum gaps.

5. Toimprove the social, health, and economic well being of the community's
homeless.

Source: Adapted from AAHE Guidebook, 1992
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(3) Public Presentation

After comments from task force members have been received, and any necessary
changes have been made, the report should be ready for the public. This will still
be a draft report, subject to change, and should be clearly marked as such. The
official public presentation of the document is similar to the public hearing held

during Phase Two.

This second public meeting may be much less formal than the first. The formal
presentation may be quite brief, consisting of an introduction to the report and a
brief overview of key findings. Following this, the task force members may choose
to either hear public comments in a formal setting, or to circulate informally
throughout the room, engaging citizens in one-on-one conversations. This second
option is recommended, though it will be necessary to have a short meeting with
task force members after the public has left for the evening, to ensure that public

comments are recorded.

Visual displays can serve a valuable function. Set up around the perimeter of the
room, they will encourage the public to circulate and will help focus conversations.
Displays may include charts and tables highlighting important information from the

CHP and HNA.
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After the official presentation of the report, copies should be made available to the
public at several central and accessible locations, such as municipal offices or
libraries. It may be that many comments are received during this period, from
citizens who were unable to attend the meeting, or who felt uncomfortable
discussing their concerns in a public forum. Still others may need some time to

prepare a response.

(4) Final Document

Once public comments have been considered and any changes have been made,
the final document will be ready for distribution. Copies should be sent to all task

force members, and key public offices.

(5) The Next Step(s)

This document has set forth a process for assessing housing needs in your
community. Once it is completed, you will find that there are related tasks ahead of
you. Typically, these include:

1) development of Community Housing Strategies and Action Plans;

2) implementing the strategies and plans;

3) monitoring the ongoing progress; and

4) evaluating the effect of the strategies and plans at regular intervals.
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Unless such expertise is available locally, you may wish to engage the services of
an experienced housing professional in undertaking these further steps. Someone
with knowledge of the fields of planning and housing will be able to guide the

development and implementation of strategies, plans, and programs.
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APPENDIX A: COMMUNITY HOUSING PROFILE REPORT

OUTLINE

Note: The following is a suggested outline for the CHP report. It is not
necessary to include every section, and you may wish to adapt this outline to
incorporate additional information or analysis, or to remove any that is
considered unnecessary. For each section, there are suggestions as to what
information may be included, and information sources are noted throughout.
Sections of text that you may wish to copy directly into your report are

italicized.

Executive Summary

1.0

This will contain a summary of the most important and interesting findings of the

study, and is prepared once the rest of the report is completed.

Introduction

The purpose of a community housing profile (CHP) is to provide an overview of the
current housing situation. This profile forms an essential component of the ongoing

community housing needs assessment. This information will be used to analyse
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locally identified housing concerns, which may eventually lead to the development

of a community housing strategy aimed at resolving selected housing concerns.

What are you hoping to accomplish through the CHP? A list of objectives will have
been established by the housing needs assessment task force as a result of its
initial meeting(s). These objectives should be stated here, as should any specific
mandate that has been passed on to the task force by municipal or other

authorities.

1.1 Context for the Study

This section should explain why the housing needs assessment has been initiated.
Information may be available from key informants who were instrumental in
initiating the assessment, task force meeting minutes, and any past housing or

related studies that have been undertaken in the community.

What has led to the housing needs assessment being undertaken?

Are there significant economic or social changes occurring in the community? If so,

what is occurring as a result of these changes?
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Are there any changes that are ongoing or anticipated in the community, and how
might those changes impact housing in the community? Are any of these events

seen as possible reasons to be especially concerned?

Are there any other current initiatives that are aimed at addressing housing

problems in the community?

Have there been initiatives aimed at addressing housing problems in the past? If

so, what were the results of those initiatives?

1.2 Study Area

What is the primary geographical area that the study will be focused on?

Has the study looked at any areas beyond the primary area?

How does the study area relate to neighbouring areas? Are housing issues related
to the study area’s location within a larger regional context? For example, is it a
bedroom community of a large employment centre, or it may be the local
employment centre attracting commuters from outside. Or perhaps the area

contains many seasonal cottage homes? Any such factors should be noted.

Appendix A 247



Has the study focused special attention on any smaller areas within the primary

area?

1.3 Information Sources

List the sources that were used to construct the report. Remember to acknowledge

the contributions of any key informants (unless they’ve requested anonymity).

1.4 Data Limitations

A common limitation is the timeliness of the data. The census data will typically be
1-6 years out of date, due to the 5-year interval between censuses and Statistics
Canada’s reporting procedures. While no data source can be 100% current, the
most recent available census provides most extensive and current data, and will
provide a reasonable and accurate picture of the very recent situation. Major
events such as a recent increase in migrants to or away from the community may

not be reflected, and note should be made of any such events.

Another limitation of Statistics Canada data is its reliance on an assumption that all
households have responded to the Census. In fact, Census population estimates
are typically less than those provided by Manitoba Health and other agencies,

which would appear to indicate that a certain portion of households are not being
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represented in the data, perhaps because of such factors as “doubling up” in

accommodations or inhabitation of illegal suites or rooming houses.

Some data may not be listed in the list of sources, but will influence the
conclusions of the CHP. An example of such data would be a survey that did not
have an adequate number of responses to be statistically reliable — it would be
irresponsible to report the survey results as conclusive, but opinions expressed on

the survey may still be informative.

For rural areas and urban communities with a population of less than 10,000,
CMHC rental market surveys are unavailable. As the majority of Manitoba’s
municipalities have populations that fall within this range, the CHP template has
been prepared without factoring in that information. It may be added for a

community that is of sufficient size.

There may be other limitations that are identified during the research.

1.5 Report Outline

The report begins with an analysis of population and household characteristics
within the study area. The report then presents an overview of the existing housing
stock, followed by analyses of the housing market, supply, and delivery systems.

This is followed by a discussion of housing needs.
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2.0 Community Housing Profile

If doing a regional study, it is suggested that each community or municipality be
considered separately under each subsection. Columns may be added to each
table, so that information can be separated by municipality for comparison.
Alternatively, this section may be repeated for each community or municipality
separately — if this is done, it should be followed by a brief overview of differences

between the areas.

Information for some smaller, unincorporated communities may not be available
because it is only available at the rural municipality level. In these situations, try to

note anecdotal or other information specific to these communities when possible.

It may be necessary to modify the tables provided, to reflect the availability of local
information. Tables may be removed if deemed unnecessary, or tables may be
added to present additional data of the author’s choice. Before you begin, ask
yourself what questions have arisen so far; then, ask yourself what information is
needed to answer those questions. Don’t worry if you have no idea — you can
always come back at a later date and insert the relevant information. The CHP will

be a work in progress until near the end of the housing needs assessment project.
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Dates have been provided for information available for a study undertaken in 2005.

Shift the years appropriately for future studies: much of the information comes from

Statistics Canada, which conducts a Census ever 5 years, with most data being

published within two years.

2.1 Housing Supply

The following tables are intended to provide an overview of the local housing

supply, and to compare it with the provincial housing supply. After compiling each

of the tables below, sit back and look at the information. Ask yourself the following

questions:
1. Is there anything that surprises you?
2. What does the table tell you about your community?
3. If there is a comparison with provincial statistics, is there a notable
difference?
4. Why does the data indicate what it does? (What is influencing the data?)
5. Does this information relate to any of the housing concerns that have been

identified?

The answers to these questions should be noted in the commentary following each

table.
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2.1.1 Overview of Housing Supply

Table 1: Dwelling Units by Ownership
Study Area Manitoba
# of Units % of Total # of Units % of Total
Owned 293295 69.5%
Rented 128930 30.5%
Total 422225 100.0%

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

How does the distribution of owned versus rented dwelling units in the study area

compare to the provincial distribution?

A high proportion of rental housing may be an indicator that there are significant

barriers to home ownership in the community. A low proportion of rental housing

may indicate the opposite, but may also indicate that there is an inadequate supply

to meet community needs.

Table 2: Dwelling Units by Period of Construction

Period of Study Area Manitoba

Construction # of Units | % of Total | # of Units | % of Total
Before 1946 78465 18.1%
1946 to 1960 79475 18.4%
1961 to 1970 73930 17.1%
1971 to 1980 92465 21.4%
1981 to 1990 69275 16.0%
1991 to 1995 20175 4.7%
1996 to 2000 18765 4.3%
2001 to present N/A N/A
Total 432550 100.0%

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001 and
municipal building permit data.
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The Census information does not contain the information for buildings constructed
since 2001. You will need to obtain this information from the municipal or planning
district office. There should be a record of building permits issued for each year
since 2000 — most municipalities will keep track of permits for new housing starts
separately. Note that there will be some units that were lost since 2001 as well, to
demolition, fire, etc. These can usually be tracked through residential demolition
permits. If the exact data isn’t available, try to get an estimate. If an estimate isn’t

possible, just work with the Census information above.

A high proportion of older dwellings can indicate increased home maintenance
costs and an increased chance of dwellings being in need of repairs. A lack of
newer homes may also indicate that the local construction industry may be
unprepared to accommodate any sudden increases in the number of new

dwellings.
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Table 3: Dwelling Units by Type

Appendix A

Tvpe Study Area Manitoba
yp # of Units | % of Total | # of Units | % of Total
Single-detached house 298230 68.9%
Semi-detached house (duplex) 12945 3.0%
Row House 13745 3.2%
Apartment, detached duplex 5730 1.3%
Apartment, building with 5 or more
storeys 37625 8.7%
Apartment, building with fe%/ver than 55570 12.8%
storeys
Other single-detached house 1110 0.3%
Moveable Dwelling 7600 1.8%
Total 432550 |  100.0%
Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001
How does the distribution of dwellings compare to the provincial totals?
Is there a type of housing that appears to be either lacking or overabundant?
From real estate agents and other key informants, find out what people (both
renters and purchasers) are demanding.
Table 4: Dwelling Units by State of Repair
. Study Area Manitoba
State of Repair # of Units | % of Total | # of Units | % of Total
Regular Maintenance Only 253215 58.5%
Minor Repairs 131450 30.4%
Major Repairs 47890 11.1%
Total 432550 100.0%
Source: Statistics Canada Profile of Census Divisions and Subdivisions, 2001
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Note that this information is self-reported. Some renters may not have a good idea

of what repairs to their dwelling are needed.

State of repair is key components of core housing need. If a significant number of
dwellings units are in need of major repair, occupants may be living in substandard
housing conditions and utility and home maintenance costs may be causing them

financial hardship.

Are there any barriers to home repair? Are there experienced tradespersons in the
community who are capable of undertaking a range of home repairs? These

guestions may require discussions with the public and key informants.

Table 5: Residential Housing Stock — (insert year) Value
Assessed Value Number Housing Stock % | Cumulative %

(%)
0-10,000
10,000 - 20,000
20,000 - 30,000
30,000 - 40,000
40,000 - 50,000
50,000 - 60,000
60,000 - 70,000
70,000 - 80,000
80,000 - 90,000
90,000 - 100,000
100,000 - 110,000
110,000 - 120,000
120,000 - 130,000
130,000 - 140,000
140,000 — 150,000
150,000+
Total
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Source: Manitoba Assessment Database (MAVAS)

The MAVAS information will be from the most recent assessment, which may be

several years out of date. Make sure you note the year.

In analyzing this table, answer the following questions:
- What % are below $50,0007?
- What % are below $100,0007?
- How are dwellings distributed? Is there a broad range, or are there clusters
within specific value ranges?
- What is the average assessed value? (in each category, multiply the
number of dwellings times the midpoint of the category, add the totals

together, then divide by the total number of dwellings)

For Rural Municipalities, farm dwellings are not assessed separately from the
remainder of the farm. Note should be made of this in the text. Non-farm dwellings
may be identified in the database by searching for the keywords, “non-farm” and

“rural residential”.
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2.1.2 Rental Unit Supply

Table 6: Rental Housing By Type (Estimated)

Structural type of dwelling

Total
Dwellings

Owned

Rented

#

%

#

%

Total — Structural type of dwelling

Single-detached house

Semi-detached house (duplexes)

Row house

Apartment, detached duplex

Apartment, building 5 or more storeys

Apartment, building fewer than 5 storeys

Other single-detached house

Movable dwelling

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001 and

key informants.

It will be necessary to conduct interviews with key informants, most importantly

local real estate agents and rental property owners, to obtain an overview and

estimate of the type and numbers of dwelling units. The sample community rental

housing market survey provided in Appendix C may help in compiling your profile.

MAVAS can also be used to identify residences with 2 or more dwelling units,

which will complement the information from real estate agent. However, some of

these units may be owner-occupied, and some rental units may not be recorded on

the MAVAS system.

What dwelling types are the most common source of rental units? What dwelling

types are most commonly owned?
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Note that the data from Table 6 may not be completely reliable for determining the
total number of rental units in the study area, as it relies on key informant
interviews that may not identify all rental units in the community.

Who owns the rental units?

Are any designed for specific populations, such as seniors or disabled persons? If

so, how many?

MAVAS can also be used to determine the assessed value of multiple-family

dwellings, which may give clues as to the age and/or condition of units.

2.2 Housing Market

2.2.1 Community Housing Delivery System

Who is providing housing within the community? What types of housing are they

providing?

Who are the private sector suppliers? (examples include individuals, business

owners, developers, other large and small business entities)
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Who are the public sector suppliers? (examples include the federal and provincial

government, service groups, the private not-for-profit sector)

2.2.2 Construction Activity

From the municipal administration, find out how many residential building permits
have been issued for each of the past 5 years. How many are for new housing
starts? How many of these were for single family, and how many for multiple family

dwellings?

Table 7: Residential Building Permits

New Single New Multiple
Value of Family Family Dwelling
Year | Permits Permits Dwellings Units
2001
2002
2003
2004
2005
Total

Source: Municipal or Planning District office.

What types of dwellings are being constructed? Are any of these cottages that will

only be used by seasonal residents?

From developers, builders, and tradespeople, find out if they see any barriers to

building more homes, or affordable housing. If others have identified a need for a

specific type of dwelling that isn’t being provided, find out why they are not building
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it. Is there adequate serviced, developable land? Are there sufficient numbers of
skilled tradespeople in the community? Are there any barriers to attracting skilled

tradespeople?

Also from developers, builders, and tradespeople, find out what the cost per square
foot of new dwellings is. What are building material prices like? Have they been
rising or declining? What is the cost of a serviced lot? What is the cost of an
unserviced lot? How much does a septic system and well add to the cost of an
unserviced lot? What is the price range of a new, 1200 square foot home once the

cost of a lot and servicing are factored in?

Are mobile homes included under statistics for single family dwellings? How many

mobile homes have been moved into the community during the same time period?

2.2.3 Supply of Undeveloped Lots

This information may be available from municipal employees, but may also require

a visual survey to note the number and location of undeveloped lots.

How many serviced lots are available? How many of these are located within the

developed community (infill), and how many are in new subdivisions?

Are there any mobile home spaces available? Are they in a mobile home park?
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How many unserviced lots are available?

Have plans been made to extend municipal services beyond the existing
community? Will these extensions be able to accommodate future subdivisions or

to service currently unserviced lots?

Information on the number and type of subdivisions for the past 5-10 years should
be obtained from municipal employees or, if necessary, from the local Community
Planning Services office of Manitoba Intergovernmental Affairs. These can be

recorded on the following table/

Table 8: Subdivisions
Urban Urban Rural Rural
Residential Residential Residential Residential
Year | Subdivisions | Lots Created | Subdivisions | Lots Created
2001
2002
2003
2004
2005
Total

Appendix A

Source: Municipal, planning district, or Community Planning Services office.

On average, how many residential lots are being created each year?

From developers and builders, find out if they believe that there is an adequate

supply of serviced, developable lots in the community.
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Where are the lots being created?
From municipal employees, find out approximately how many of the rural
residential lots are being created to accommodate existing dwellings on yards that

are being subdivided from the surrounding agricultural land.

How does the number of lots being created compare with the number of housing

starts and the number mobile homes being moved into the community?

From local real estate agents, find out what the cost range of undeveloped urban

and rural residential lots.

2.2.4 Real Estate Activity

From local real estate agents, find out the number and value of residential sales in
the community for each of the past several years. Record them on the following

table.
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Table 9: Residential Real Estate Sales

Value ($)

2001

2002

2003

2004

2005

$0-10,000

10-20,000

20-30,000

30-40,000

40-50,000

50-60,000

60-70,000

70-80,000

80-90,000

90-100,000

100-110,000

110-120,000

120-130,000

130-140,000

140-150,000

150,000+

Average Value

Source: MLS

Average value may be calculated by multiplying the number of sales in each

category by the midpoint (for the category 80,000 — 90,000, the midpoint would be

85,000), adding together the results, then dividing the total by the total number of

sales. If a significant proportion of sales are for more than $150,000, it may be

necessary to add rows for values of 150-160,000, 160-170,000, and so on until the

majority of sales are accounted for.

How do sale prices compare to assessed values?

Are dwellings selling for more or less than their assessed value (real estate agents

will be able to provide this information)? If prices are inflated, this may lead people
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to construct new homes. If prices are deflated, it may make building a new home

less attractive.

Have sale prices been increasing or decreasing over the years examined? Have

the number of units sold been increasing or decreasing? If so, by how much?

How many dwellings sell for less than $50,000? How many sell for less than

$100,0007?

From the multiple listing database and local real estate agents (to obtain
information on exclusive listings), obtain a list of current listings. Record the

information on the following table.
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Table 10: Current Residential Real
Estate Listings

Value ($) Listings % of Total
Listings

0 - 10,000

10,000 — 20,000
20,000 — 30,000
30,000 — 40,000
40,000 — 50,000
50,000 — 60,000
60,000 — 70,000
70,000 — 80,000
80,000 — 90,000
90,000 — 100,000
100,000 — 110,000
110,000 — 120,000
120,000 — 130,000
130,000 — 140,000
140,000 — 150,000
150,000 +

Total 100

Source: Key informants (MLS & local real estate agents)

If a significant proportion of sales are for more than $150,000, it may be necessary
to add rows for values of 150-160,000, 160-170,000, and so on until the majority of

sales are accounted for.

How many dwellings are currently on the market, and what is the average asking
price? How does average asking price compare to average selling prices and
assessment values? Do there appear to be a range of properties entering the

market? How are the listings distributed geographically within the community?
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From real estate agents, find out what types of dwellings (including multiple family
and mobile homes) are in demand, and at what price range? Are these demands

being met? Is there too much or too little of any types or prices of homes?

Approximately what % of the community’s dwelling units have changed ownership

over the period examined? (compare with Census information)

It may be difficult to identify all listings in rural municipalities, or to obtain accurate
statistics on sales in recent years, due to the increased likelihood of listings being
with realtors from neighbouring communities outside the study area. If this is the
case, and you are unable to contact them for their input, this should be noted in the

text.

2.2.5 Mortgage Market Trends

What mortgage rates are offered by local financial institutions? What mortgage
rates are offered by other sources, such as mortgage brokers? Have rates been

changing, and if so, in what direction?

2.2.6 Rental Vacancy Rates and Rent Levels

From interviews with real estate agents and perusal of newspaper listings,

determine approximately how many units are currently for rent. Compare
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newspaper listings for the past 1-2 months — how many are typically advertised,
and how does this number compare with the number of current listings? Compare
the number currently for rent with the number of rental units in the community to

determine the vacancy rate.

Table 11: Rental Market Vacancy Rates and Rents
(Estimated)

# of Units Vacancy Average Rent
(Estimated) Rate (Estimated)
(Estimated)

Bachelor

1 Bedroom

2 Bedroom

3+ Bedroom

Total

Source: Key informants.

How do rents compare for different types of units? (Bachelor, 1BR, 2BR, 3BR, etc.)

What types of units are available? What types are on the market?

Determine the range of rental rates in the community. Are utilities typically included

or not?

Discuss the figures arrived at in section 2.1.2 with informants. People working with
social assistance clients and other special needs populations may have experience
from helping their clients in the local housing market. Any stories of people who are

unable to find suitable rental accommodations should be noted. From these
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anecdotal sources, you may be able to answer questions as to particular types of

units and/or price ranges that are in demand.

2.2.7 Household Distribution in Dwellings Other than Single-

Detached

Table 12: Households Living in a Dwelling Other than Single-Detached, by
Household Type

All All Other O""”ﬁrslg'p. Reﬂ‘?& .

Household Type Households Dwellings AllEEeu ) Bl 1)
“Other Dwellings” | “Other Dwellings”

# # | % # | % # | %

Total households

Family households
One-family households

Married couples with
children

Married couples without
children

Common-law couples
with children
Common-law couples
without children
Lone-parents

Multiple-family
households

Non-family households
One person only

Two or more persons

Note: “Other dwellings” include movable dwellings, semi-detached houses, row
houses, other single-attached houses, apartment or flats in detached duplex, and
apartments in a building that has less than five storeys.

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001
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What types of households are most likely to be in other types of dwellings?

What types of households are more likely to own other types of dwellings?

What types of households are more likely to rent other types of dwellings?

2.3 Housing Delivery System

2.3.1 Land Use & Growth Controls

This information may be obtained from the municipal administration.

Is the community part of a Planning District?

If the community is not part of a Planning District, does the community have a

Development Plan? When was it adopted?

When was the community’s zoning by-law adopted?

How are mobile homes accommodated within the municipal zoning by-law? What

zones are they allowed in? Is there a specific zoning for mobile home parks?
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Has anyone expressed complaints or concerns about the current zoning by-law?

Zoning-related concerns may be expressed at public hearings.

2.3.2 Building Code Enforcement

Who enforces the building code in the municipality?

Has anyone expressed concerns about building code enforcement in the

community?

2.3.3 Development Fees

From municipal employees, obtain a list of development fees. These will include
fees for subdivisions, building permits, and sewer and water connections. Also find

out any fees related to location of a mobile or modular home.

Development fees may include development permits, building permits, water or
sewer connection charges, subdivision fees, the cost of registering a deed or
document, or plan of subdivision, or a deed transfer tax. The listed fees must be

development-specific. Taxes and water rates are listed elsewhere.

From local builders and developers, find out if there are other, non-municipal fees,

such as provincial permits for septic systems. Add these fees to the list. Find out if
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they believe the various fees to be low, reasonable, or high. Do the fees affect their

ability to develop residential properties?

From local real estate agents, or the owners of mobile home parks, find out the

range of lot or pad rental fees for mobile or modular homes.

Charging too much for various fees and services may make it cost prohibitive for
local builders and developers. Undercharging, or providing services free of charge,
means that the tax payer is covering the costs through local taxes, and those costs

must be taken from other budget areas, or covered through higher taxes.

A recent study of the effects of these costs in larger municipalities across Canada
revealed a wide range of approaches and impacts (Lampert, 2002). The weighted
average of levies, fees, charges, and taxes is 13.6% of the cost of building a

house, and 12.6% per unit of multi-unit residential building.

How do local builders and developers feel about fees that are charged in the study

area?

2.3.4 Municipal Services / Facilities

From municipal employees, obtain a list of services supplied and facilities

administered by the municipality
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2.3.5 Property Tax Policies

From municipal employees, obtain the mill rate for residential properties.

How does this rate compare to neighbouring communities? (it may be necessary to

contact the neighbouring municipalities)

Has anyone stated opinions about the tax rate?

2.3.6 Government Assistance Programs

The provincial government administers a variety of housing assistance programs
for people with lower incomes and in need. The most common programs at present
(spring, 2005) are presented in the following table. Not all of these programs may

be available to your community.
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Table 13: Government Assistance Programs

Provider Program Program Type
Manitoba Public Housing Subsidized
Housing Rental
Authority (MHA) Accommodations
Manitoba Sponsored Managed Public Housing Subsidized
Housing and Rental
Renewal Accommodations
Corporation
(MHRC)

Manitoba Family
Services and

Private Non-Profit Program

Rural and Native Housing Program (RNH)

Subsidized
Rental

Initiative (AHI)

Housing Accommodations
Urban Native Non-Profit Housing Program
School Tax Assistance for Tenants 55 Plus Rent Assistance
(STAT 55+)
Shelter Allowance for Elderly Renters (SAFER)
Shelter Allowance for Family Renters (SAFFR)
Complementary Assistance Program (CAP) Co-operative
Co-operative Housing Program Housing
. . Assistance
Index-Linked Mortgage (ILM) Co-operative
Housing Program
Affordable Rent Supplement Program (RS) Subsidized
Housing Rental

Accommodations

Emergency Repair Program (ERP)

Home Repair /

Renovation
Home Adaptations for Seniors’ Independence Assistance
(HASI) Program
Homeowner Emergency Loan Program (HELP)
Repair / Conversion Program
Residential Rehabilitation Assistance Program
(RRAP)
Shelter Enhancement Program (SEP)
Repair / Conversion Program Affordable
Homebuyer Down Payment Assistance Housing Supply
Programs

Program

New Homeownership Supply Program

New Rental Supply Program

Source: Province of Manitoba, 2005
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Affordable Housing Initiative - a federal/provincial funded program that funds

affordable housing programs that support new rental housing, homeownership
opportunities, the rehabilitation of existing housing, and the conversion of non-

residential buildings to provide housing.

The Manitoba Housing Authority (MHA) was incorporated in 1992, and maintains

some housing in rural Manitoba. The objective of the MHA is to provide quality
affordable housing options to low-income seniors, single persons, families, and
persons with special housing needs, including crisis shelters for victims of family
violence, who could not otherwise afford adequate housing in the private rental

market for less than 30% of their total household income.

Northern Housing Strategy — a partnership between MHRC and northern/Aboriginal

organizations, to develop a strategic approach to address housing needs in the

North.

To determine if any programs have been cancelled, or any additional programs

have been made available, contact:
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Employment, Income and Housing Division

201 - 280 Broadway
Winnipeg MB R3C 0V38
Phone: (204) 945-3038

Email: eih@gov.mb.ca

Housing Income Limits (HILs) are used to calculate eligibility for housing

assistance in a social housing unit or through a rent supplement unit in the private

sector. The size of unit required is based on household size, and the income

threshold for eligibility is set by the province. The threshold could be considered as

a measure below which households are in a low income situation. The HILs for

Manitoba for 2005 are detailed in the following table.

Table 14: Manitoba 2005 Housing Income Limits

1 2 3 4+
Bedroom Bedrooms Bedrooms | Bedrooms
City of Winnipeg and catchment area $21,000 $26,500 $35,000 $40,500
Urban / rural market areas $18,500 $24,000 $29,000 $32,500
Non-market areas $35,500 $37,500 $40,000 $43,000

Source: Province of Manitoba, 2005

Current HILs and lists of communities included in each of the above areas can be

found on the province’s website at: http://www.gov.mb.ca/fs/housing/hil.html

With help from your local Manitoba Housing Authority office, compile a list of social

housing and rent supplement units in the community. Find out the current waiting

lists of qualified applicants for social housing. Waiting lists will not provide a full
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picture of the potential demand, as many eligible households may not put
themselves on a list. They may be living in housing conditions or situations that
they are willing to accept, but may be below affordability, suitability, and adequacy
standards. Other households may not be aware of the need to place themselves

on a waiting list, or may have chosen not to for other reasons.

If possible, list not only the length of waiting lists, but also the types of families

and/or special needs individuals represented.

The ratio of households on waiting lists, to the number of units available, can give
us a clue as to a minimum number of additional units that could be utilized, and the
type(s) of units that are most in demand. Input from social housing providers will be

valuable in describing what types of units are needed.

2.3.6.1 Co-operative Housing

Are there any housing co-operatives within the community? If so, find out from the
co-operative how many units, and what type of units, form the co-op. Are any of the
units subsidized? Is there a waiting list for joining the co-op? Are there any plans

to expand the co-op in the future?

The following programs are available to encourage subsidized housing co-

operative units.
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The Complementary Assistance Program (CAP), funded by MHRC, provides

assistance to housing co-operatives, to lower housing charges for income-tested

occupants who meet income eligibility criteria.

The Co-operative Housing Program supports the operation of non-profit co-

operative that were developed to provide housing for members, who are typically

low to moderate income households.

The Index-Linked Mortgage (ILM) Co-operative Housing Program supports the

operation of non-profit co-operatives that were developed to provide housing for
moderate income members. Members purchase equity shares in the project and
collectively become owners and managers of the building. A specified portion of
residents will be eligible to receive assistance through the Rent Supplement

Program or Complementary Assistance Program (detailed below).

2.3.6.2 Shelter Allowance and Financial Assistance

The provincial government provides financial assistance for basic living costs to
people who are unable to generate sufficient income for themselves. The shelter
allowance is provided to allow the household to find a place to live in the private
marketplace. Provincial financial assistance for basic living costs is to provide a

very modest amount of money to cover the costs of a few basic items such as food
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and clothing. Other types of financial assistance are available for specific

purposes, such as day care, education, and emergency heat and electricity, if and

when a household is in need and meets the criteria, subject to available funds.

Eligibility varies, depending on the shelter allowance program.

For the Shelter Allowance For Elderly Renters (SAFER), more than 25% of

household income must be spent on rent, the applicant or spouse must be at least
55 years of age, the applicant must be a renter in Manitoba, a Canadian citizen or
a landed immigrant, have a valid Manitoba Health Registration Number, and be a
single renter with an annual income of less than $17,640 or a couple with annual

income less than $19,800.

For the Shelter Allowance for Family Renters (SAFFR), more than 25% of

household income must be spent on rent, the applicant must be a renter in
Manitoba, a Canadian citizen or a landed immigrant, have one or more dependants
under the age of 18, be receiving the Child Tax Benefit, have a valid Manitoba
Health Registration Number, and be in a two person household with an annual
income of $19,380 or less, a three person household with an annual income of
$20,940 or less, or be in a four or more person household with an annual income

of $21,780 or less.

The following are the rates for 2005. You may wish to update these by obtaining

more recent information from:

Appendix A 278



Provincial Services

Manitoba Family Services and Housing

102 - 114 Garry Street
Winnipeg MB R3C 1G1

Phone: (204) 945-2197

Toll-free: 1-877-587-6224

Fax: (204) 945-3930

Table 15: Manitoba Monthly Shelter Allowance Maximums

Household Size

Housing Status of Household

Maximum Benefit | Maximum Claimable Rent

SAFER

1 $170 $405
2 $170 $455
SAFFR

2 $180 $445
3 $180 $480
4 $180 $500

Source: Province of Manitoba, 2005

How do the maximum claimable rents compare with the rents being charged for

units in the study area? From key informants who work with social assistance
clients, find out if these households have difficulty finding accommodations. Do
these households have difficultly covering expenses in addition to rent (such as

heating and electricity)?
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2.3.6.3 Rental Assistance Programs

The following programs are intended to ease the cost burden rental housing for

those who cannot afford market rates.

The Rent Supplement Program (RS) is funded by AHI and designed to assist low

and moderate income families and elderly households to obtain suitable housing in
the private rental sector and in non-profit housing projects. The province subsidizes
the difference between the approved market rental rate charged by the landlord

and the rent-geared-to-income rate paid by a qualifying tenant.

The Rural and Native Housing Program (RNH), funded by the Province and the

federal government, provides housing for lower income families in rural Manitoba.
Tenants and homeowners pay no more than 25% of their family income toward
housing. Property Management Agreements between MHRC and housing
providers facilitate management of the housing stock. The Manitoba Metis
Federation (MMF) manages 1,673 units, while the Wabowden Housing Board
manages 63 units in Wabowden and Sagemace Housing Inc. manages 138 units

in Camperville.

School Tax Assistance for Tenants 55 Plus (STAT 55+) provides an annual grant

of up to $175/year to tenants aged 55 years or older who have a net income of less

than $23,800, to offset the school tax portion of rental costs.
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2.3.6.4 Repair Programs

The Province offers several repair and renovation programs to help low income
households (who meet income and need criteria) address their housing problems

and make their homes more livable, safe, and healthy.

The Emergency Repair Program (ERP) provides financial assistance to low-

income, rural homeowners by providing a forgivable loan of up to $9,000 to pay for
emergency repairs in the home to ensure the occupants’ continued safety. To be
eligible, the home must be located in a rural Manitoba area with a population of
fewer than 2,500, the applicant must own and occupy the property as a principle
residence on a year-round basis, total gross household income must be below the
HIL, and the home must require an emergency repair which, if left unattended,

would jeopardize the health and safety of the occupants.

The Home Adaptation for Seniors’ Independence (HASI) Program provides a

forgivable loan of up to $3,500 to homeowners and landlords to carry out minor
home adaptations/changes that help low-income seniors experiencing difficulties
with daily living activities in the home. Homeowners and landlords may be eligible if
the senior occupant is 65 years of age or older, at least one member of the
household is a senior with age-related difficulties affecting daily living activities, the
tenant’s gross household income is below the HIL, and the home receiving

adaptations/changes is the resident’s permanent residence.
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The Homeowner Emergency Loan Program (HELP) provides an interest-free loan

of up to $3,000 to low-income homeowners for emergency repairs in the home to
ensure the occupants’ safety. A homeowner is eligible if he/she occupies the
property as a principle residence on a year-round basis, their total gross household
income is below the established HIL, they are ineligible for financial assistance
from any other source, and the home requires an emergency repair which, if left
unattended, would jeopardize the health and safety of the occupants. The
homeowner must agree to allow MHRC to register a caveat against the property, or

to register it under the Personal Property Registry Act, to provide loan security.

The Affordable Housing Initiative (AHI) Repair/Conversion Program is intended to

complement other renovation programs and will enable eligible landlords and
property owners, entrepreneurs, nonprofit organizations, and co-operatives to
improve existing housing and rental stock in Manitoba for low- to moderate-income
families. The funding must be used to repair severely deteriorated rental properties
where the repairs required are beyond what would be addressed under other
funding programs and where without the repairs, the rental property would be lost
from the housing stock within five years. The rental conversion portion provides
assistance to convert non-residential properties into affordable rental housing.
Homeowners must own and occupy their homes and have a total annual
household income at or below the AHI maximum household income limit. The
home must be valued at less than $125,000. Rental properties must be self-
contained units occupied by low- to moderate-income tenants, rental rates must be

at or below the established median market rents and remain so for at least 15
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years. Repairs must be related to structural, heating, electrical, plumbing, or fire

safety work.

The Residential Rehabilitation Assistance Program (RRAP) is cost-shared between

the federal and provincial governments, designed to assist homeowners with
needed renovations. The maximum grant (in the form of a forgivable loan) in 2005
is between $24,000 and $28,000 per unit for the Rental RRAP, and between
$16,000 and $19,000 per unit for the Homeowner RRAP, Rooming House RRAP,

and RRAP for Persons with Disabillities.

The Shelter Enhancement Program (SEP) contains two components —

Renovations and New Programs. Sponsors of existing shelters for victims of family
violence can receive financial assistance for repairing or improving the property to
an acceptable standard of health, safety, and security for occupants, as well as

accessibility for persons with disabilities.

From Manitoba Family Services and Housing, find out approximately how many of

each type of grant is made per year, and the length of waiting lists.

2.3.6.5 Home Purchase Programs

The following programs are available to assist low to moderate income households

in the purchase of a home.
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The Homeowner Down Payment Assistance Program is an Affordable Housing

Initiative (AHI) program that helps first-time homebuyers access new or recently
renovated affordable housing, developed under the AHI, by providing financial

assistance for a down payment.

Mortgage Loan Insurance is offered by CMH and enables applicants to purchase a

house or rental residential property with as little as 5% down. This program is
offered through most financial institutions. It can also be used for renovations, and

special programs offer benefits for energy-efficient homes.

The New Homeownership Supply Program is an AHI-funded program that helps

low to moderate income renters such as urban families, off reserve aboriginal
people, northern residents, low-income seniors, persons with disabilities, and new

immigrants afford a mortgage down payment to purchase their first home.

2.3.6.6 Rental Housing Development Funding

The following programs are intended to encourage and enable private and non-
profit housing developers who wish to develop affordable housing units, and would
likely play a key role in strategies that emerge for providing additional housing if

housing needs are identified in the community.
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New Rental Supply (NRS) is an AHI-funded program that works with the private

sector, non-profit, and co-operative organizations, providing access to capital

funding to help develop a new supply of rental stock.

The Private Non-Profit Program supports the operation of private non-profit

organizations, such as service clubs or church groups, that develop housing

primarily for low to moderate income households.

The Shelter Enhancement Program (SEP) contains two component — Renovations

and New Programs. Private non-profit corporations or individuals representing an
organization to be incorporated in the future can receive funding to provide women

and children or youth who are victims of family violence with interim shelter.

Sponsor Managed Public Housing provides adequate publicly owned rental

housing accommodation for individuals and families of low income within their
financial capacities. Projects are owned by MHRC, but are “sponsor managed” by

the service clubs.
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2.4 Population and Household Characteristics

2.4.1 Population by Age Group

Table 16: Population by Age Group
Age Study Area Manitoba
Group # % of Pop. # % of Pop.
0-14 233715 20.9%
15-24 153270 13.7%
25-34 143175 12.8%
35-44 177130 15.8%
45-54 155710 13.9%
55-64 100160 8.9%
65-74 78565 7.0%
75-84 56875 5.1%
85+ 20980 1.9%
Total 1119580 100.0%

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

How does the study area compare to the province? Are there more or less youth or

seniors?

Does the age distribution indicate an aging population, or one that is being

rejuvenated?

What are the major factors affecting the age distribution? What age groups are

being attracted to the community? What groups are leaving the community?
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2.4.2 Size of Households

Table 17: Size of Households

Household Size Study Area Manitoba

# % of Pop. # % of Pop.
Total private households 432555 100.0%
1 person 121950 28.2%
2 persons 139505 32.2%
3 persons 63570 14.7%
4-5 persons 92365 21.4%
6 or more persons 15160 3.5%

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

2.4.3 Population and Household Changes 1981-2001

2001

Table 18: Population and Household Change 1981-

Year

Population

Households

# % Change #

% Change

1981

N/A

N/A

1986

1991

1996

2001

Source

: Statistics Canada Profile of Census Divisions and Subdivision, 2001

Have the population and number of households been increasing or decreasing?

Households are a better indication of the overall number of dwelling units being

required. Changing household structures may mean that the demand for dwelling

units is increasing at a greater or lesser rate than the rate of population change.
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244

Aboriginal

Table 19: Population by Aboriginal Origin

Study Area Manitoba
# % of Pop. # % of Pop.
Total population 1103700 100.0%
Aboriginal / North American Indian 102560 9.3%
50165 4.6%
Other Aboriginal 7525 0.7%

Note: Based on 20% sample data — total Manitoba population does not correspond
directly with provincial population as reported above.
Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

The presence of a significant First Nations population may indicate the need to

involve representatives of that community on the task force, if they are not already

represented.

A significant First Nations population may also create opportunities to partner with

local First Nations. Programs aimed specifically at housing for First Nations may

become accessible.
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2.4.5 Migration

Table 20: Residents by Mobility Status
Study Area Manitoba
# %. # %.

Total population 1 year and over 1090115 100.0%
Lived at same address 1 year ago 942240 86.4%
(Non-movers)

Lived in same municipality 1 year ago, o
but changed address (hon-migrants) 98145 9.0%
L_|ved elsgwhere in Manitoba 1 year ago 28900 2 7%
(intraprovincial migrants)

Lived in dlfferent pr_ow_nce/ territory 1 13715 1.3%
year ago (interprovincial migrants)

Lived outsuje Canada 1 year ago 7120 0.7%
(external migrants)

Total population 5 years and over 1032500 100.0%
Lived at same address 5 years ago 631515 61.2%
(Non-movers)

Lived in same municipality 5 years ago, 255055 24 7%
but changed address (hon-migrants)

L|ved_ elsewhe_re in Manltoba 5 years 82795 7 6%
ago (intraprovincial migrants)

Lived in d|ff_erent pro_vm_ce/ territory 5 42600 4.1%
years ago (interprovincial migrants)

Lived outsuje Canada 5 years ago 20340 2 0%
(external migrants)

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

How mobile is the local population? Increased mobility equals more home
purchases and residents attracted to the community will help to stabilize or

increase the population.
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2.5 Households With Affordability and Other Housing

Problems

Household maintainer refers to the person or persons in the household who pay
the rent, or the mortgage, or the taxes, or the electricity, etc., for the dwelling. Lack
of additional maintainers can contribute to the inability of renter households to

move up to ownership.

Table 21: Age Groups of Primary Household Maintainer by Number of
Household Maintainers and Tenure

Total
Age groups of number of 1 household 2 household
primary household | household maintainer maintainers
maintainer maintainers

3 or more
household
maintainers

# # % # % # %

OWNERS

Under 25 years

25-34 years

35-44 years

45-54 years

55-64 years

65-74 years

75 years and over

RENTERS

Under 25 years

25-34 years

35-44 years

45-54 years

55-64 years

65-74 years

75 years and over

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

How do rental households compare to owner households? How do younger and

older households compare?
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2.5.1 Housing Affordability Measures

Table 22: Tenure and Housing Affordability for Private Households

Number of Households

Households spending 30% or
Household Types more of income on housing costs

All Owners | Renters All Oowners

Renters

All

One-family households

Multiple-family households

Non-family households

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

What proportion of households pay 30% or more of their monthly income for

housing costs? What type of household is most likely to pay more than 30%?

These households can be considered to be in core housing need if their incomes
are too low for them to afford the average market rent in the private market. In
other words, if they have sufficient income to afford the average rent (see Table
11), then they would not be considered “in need”. However, this basic model of
determining “core housing need” related to the affordability issue is slightly
misleading. It assumes that there are vacant units available in the private market at
or below the average market in a size (# of bedrooms) required by the household,
and that the quality of the unit is sufficient to meet the needs of the household (to

avoid paying high utility costs).
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If average rents have changed significantly since the last census, you may wish to
estimate the current average rent in this and other sections. How do rents compare

to those reported by real estate agents and in the newspaper?

What annual income would be required for the average rent (see Table ?.?) to be

less than 30% of monthly income? (multiply average rent by 40)

Are there enough rental units available at or below the average rent level to

accommodate households at this income level who are looking for an affordable

unit?

What is the general state of repair of rental units?

From key informants, find out if operating costs for rental units tend to be high.

Note: This assumes that households can realistically afford to pay the maximum of

29.9% of income for rent.

2.5.2 Low Income Measures and Populations at Risk

To document the income challenges faced by individuals and households,
indicators of low incomes which restrict the ability of households to address

housing affordability problems are examined.
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Table 23: Composition of Total Income

Total Income in 2000 Study Area | Manitoba

Employment Income % 75.3%
Government transfer payments % 13.4%
Other % 11.3%

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

How do government transfer payments compare to income? How does the study

area compare to the province as a whole?
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Table 24: Average and Median Income, Families and
Households
Income Characteristics (Year 2000) Study Area Manitoba
All census families 302850
Average family income $ $59005
Median family income $ $50934
All census couple families 253695
Average family income $ $64223
Median family income $ $55885
All census married couple families 224055
Average family income $ $65851
Median family income $ $57246
All census common-law couple families 29635
Average family income $ $51908
Median family income $ $45262
All census male lone-parent families 9065
Average family income $ $39448
Median family income $ $34113
All census female lone-parent families 40100
Average family income $ $30415
Median family income $ $24966
All non-family person 15 years and over 168650
Average income $ $24221
Median income $ $18708
All private households 432550
Average household income $ $50756
Median household income $ $41661
All one-person private households 121760
Average household income $ $25979
Median household income $ $20020
All two or more person private households 310790
Average household income $ $60464
Median household income $ $52250

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

Median income provides a more accurate reflection of income distribution (half of
the households are above, and half are below the median), while average income

is often higher than the median income because of the presence of several or
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many exceptionally high income earners who “pull” the average income above the

median.

How do families compare to non-families? How do couples and common-law
couples compare to lone-parent families? What household types have the lowest
average and median incomes? How does the community compare with the

province as a whole?

How do median incomes compare with the threshold required for affordable rent
identified above? Of special concern are median incomes that fall below the

income required to afford an appropriately-sized rental unit.

Table 25: Distribution of Total Income by Family Type

Couple Lone-Parent Non-Family
Families Families Persons

Income Range

less than $10,000
$10,000 - $14,999
$15,000 - $19,999
$20,000 - $24,999
$25,000 - $24,999
$30,000 - $34,999
$35,000 - $39,999
$40,000 - $44,999
$45,000 - $49,999
$50,000 - $59,999
$60,000 - $69,999
$70,000 - $79,999
$80,000 - $89,999
$90,000 - $99,999

$100,000 - $149,999

$150,000 - $199,999
$200,000 or more

Total

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001
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What proportion of each type of family fall in the lowest income brackets? What

proportion fall below income thresholds for being eligible for housing programs?

Table 26: Number and Characteristics of Lone-parent
Families
- Study Area Manitoba

Lone-parent Characteristics m % m %

Total lone-parent families” 49160 (16.2%)
Female parent 40100 81.6%
1 child 23525 47.9%
2 children 10970 22.3%
3 or more children 5605 11.4%
Male parent 9060 18.4%
1 child 5840 11.9%
2 children 2290 4.7%
3 or more children 925 1.9%

Total lone-parent families as a percent of total families. All other percentages are
as a percent of total lone-parent families.

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001
Lone-parent families are particularly vulnerable because they have only one

person contributing to household income, and they tend to have fewer social and

family networks to assist with household activities such as child care.

How does the study area compare to the province for incidence of lone-parent

families?

How many lone-parent families have more than one child? If the children are of
opposite genders, then they require separate bedrooms past the age of five years,
necessitating a larger dwelling unit (3 bedrooms) or a less satisfactory compromise

such as the parent sleeping on the couch.
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Table 27: Incidence of Low Income

Low Income Characteristics Study Area Manitoba
(2000 income) # % # %
Total — Economic Families —

20% Sample Data 289810
Low income 38565 | 13.3%
Total — Unattached

individuals 15 years and over 147895

Low income 59625 | 40.4%
Total — Population in private

households 1035790

Low income 180975 17.5%

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

The incidence of low income is the proportion or percentage of economic families
or unattached individuals in a given classification below the low income cut-offs
(see below). These incidence rates are calculated from unrounded estimates of
economic families and unattached individuals 15 years of age and over. Many of
these are likely receiving social assistance or have other non-employment income
such as a disability pension. They have few or no choices to improve their housing

situation.

How does the study area compare to the province?

The following table indicates what incomes are used as cut-offs when determining

low income.
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Table 28: Low Income Cut-offs for Economic Families and
Unattached Individuals, 2000
Family Size of Area of Residence
i 500,000 or 100,000 to 30,000 to Small'urban Rural (farm and
more 499,999 99,999 regions non-farm)
1 18,371 15,757 15,648 14,561 12,696
2 22,964 19,697 19,561 18,201 15,870
3 28,560 24,497 24,326 22,635 19,738
4 34,572 29,653 29,448 27,401 23.892
5 38,646 33,148 32,917 30,629 26,708
6 42,719 36,642 36,387 33,857 29,524
7+ 46,793 40,137 39,857 37,085 32,340

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

Table 29: Number and Living Arrangements of Non-Family
Persons
. - Study Area Manitoba
Non-Family Person Characteristics m % m %
Total number of persons in private 1090625 | 100.0%
households
Number of non-family persons 171965 | 15.8%
Living with relatives 19125 1.8%
Living with non-relatives only 31080 2.8%
Living alone 121760 | 11.2%

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

As with lone-parent families, non-family persons are often in a vulnerable situation

because they live alone or in short term arrangements with others.

How many non-family persons are there, and what is their preferred living

arrangement?
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Table 30: Number and Living Arrangements of Persons 65 and Over

years and over

Study Area Manitoba
Characteristics of % of 65 % of 65
Persons 65 and Over % and # % and
over over
Total population 1119580 | 100.0%
Total persons 65 144660 12.9%
years and over
Non-family persons 56285 5.0% 38.9%
65 years and over
Living with 5200 0.5% 3.6%
relatives
Living with non- 1505 0.1% 1.0%
relatives only
Living alone 49585 4.4% 34.3%
Family persons 65 88370 7.9% 61.1%

Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

Seniors are another vulnerable group when it comes to incomes and housing.

Generally speaking, their incomes are lower because they no longer have

employment income, but hopefully they also have fewer expenses (paid off loans

and debts, own their home mortgage-free, etc.).

What proportion live alone? These people have fewer social and family networks

from which to draw support. They also are likely to have lower incomes, and thus

less likely to be able to address any housing needs they might have.

Appendix A

299




2.5.3 Summary of Affordability and Other Problems

In this section, note in point form those households, families, and individuals that

have been identified as being of particular concern in the previous section. Areas

of concern may include:

¢ Incidence of low income

¢ Incidence of living below housing standards (dwellings in need of major repair

and/or paying 30% or more of monthly income on housing)

¢ Persons and households who cannot afford market rents

e Persons and households unable to rent in the private marketplace (the

following chart may be useful)

Table 31: Persons and Households Unable to Rent in the Private
Marketplace
Unit Size A\{?eéﬁ?e Lnecgdrgg Who is excluded?
Bachelor .
[ ]
[ ]
1-BR .
[ ]
[ ]
2-BR .
[ ]
[ ]
3-BR .
[ ]
[ ]
Etc.
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Source: Statistics Canada Profile of Census Divisions and Subdivision, 2001

2.5.4 Eligibility for Social Housing Waiting List

With information from section 2.5.2, complete the following table.

Table 32: Persons and Households Eligible for Social Housing
Based on Housing Income

Unit Size HIL Ca”égrftrd 2 Who is Eligible?

1-BR $18,500

2-BR $24,000

3-BR $29,000

Note: HIL values will need to be adjusted for communities within the City of
Winnipeg catchment area, or “non-market areas” in Northern Manitoba.
Source: Province of Manitoba, 2005
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3.0 Key Findings

If the study area was separated into two or more separated housing profiles, this
section will be especially important. The details of the profiles will need to be

compared and contrasted.

Regardless of how many (if any) additional profiles were compiled, here is where
you want to note the key findings of the CHP. Read back through the profile and
highlight any facts or figures that you feel are important, and repeat them here. You
may wish to have the profile independently reviewed, perhaps by task force

members, to ensure that nothing of significance is overlooked.

Appendix A 302



APPENDIX B: SAMPLE HOUSING NEEDS ASSESSMENT

Sample Housing Needs Assessment Table of Contents (Major

Components)

Executive Summary
Introduction
Study Area

Data LImitations

Housing Stock

Number of Dwelling Units

Period of Construction

Dwelling Types

State of Repair

Affordability

Assessed Value of Single-Detached Dwellings
Housing Tenure

Number of Rental Units

Housing Stock Changes

Housing Market and Supply

Community Housing Delivery System
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Construction Activity

Supply of Undeveloped Lots

Real Estate Activity

Mortgage Market Trends

Rental Vacancy Rates and Rent Levels

Household Distribution in Dwellings Other than Single-Detached

Housing Delivery System

Land Use & Growth Controls

Building Code Enforcement

Development Fees

Municipal Services / Facilities

Property Tax Policies

Government Assistance Programs
Co-operative Housing

Shelter Allowance and Financial Assistance

Repair Programs

Households With Affordability and Other Housing Problems
Housing Affordability Measures

Low Income Measures and Populations at Risk

Summary of Affordability and Other Problems

Eligibility for Social Housing Waiting Lists

Population and Household Characteristics
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Population by Age Group

Population and Household Changes 1981-2001
Number and Size of Households

Employment Trends

Economic Base

Employment Rate

Employment Profile

Wage Levels

Household Type, Tenure, and Housing Affordability for Private Households

Housing Demand Projections
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APPENDIX C: SAMPLE COMMUNITY RENTAL HOUSING

MARKET SURVEY QUESTIONS

(From AAHE'’s Developing Community Housing Needs Assessments and

Strategies Guidebook, 1992)

Instructions to owner/landlord/manager: Complete one form for each

development or structure you own or manage.

Name/address of property

Owner's/agent's name Phone

Address

Q-1 Type of structure (Circle one)
1 Mobile/manufactured home

2 Single-family detached house

3 Duplex

4 Three-plex, or four-plex

5 Building with 5-9 apartments

6 Building with 10 or more apartments
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7 Other, explain

Q-2 Building accessibility (Circle all that apply):
1 One or fewer steps to building entrance

2 Two or more steps to building entrance

3 One-story building

4 Two- or more story building without elevator

5 Two or more story building with elevator

Q-3 Wheelchair accessibility (Circle all that apply):

1 Building entry door has at least 32 inches clear passage

2 Each apartment entry door has at least 32 inches clear passage

3 Each kitchen door or opening has at least 32 inches clear passage

4 At least one bathroom per unit has a door with at least 32 inches clear

Q-4 Number of units by bedroom size and rent level: Fill blanks and circle.
Number of Units Rent Amount Furnished? Utilities included?

_______ Bachelor Monthly rent $  Yes No Heat Lights W/S A/IC
_ 1-bedroom Monthlyrent $  Yes No Heat Lights W/S A/C
____ 2-bedroom Monthly rent . Yes No Heat Lights W/S A/C
___ 3-bedroom Monthly rent . Yes No Heat Lights W/S A/C

4-bedroom Monthly rent

$
$
$  Yes No Heat Lights W/S A/C
$

5 or more Monthly rent Yes No Heat Lights W/S A/C
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Q-5 How many of the above units were vacant on (date)?
Number of Units:

_____ Bachelor

_____1-bedroom

_____ 2-bedroom

__ 3-bedroom

______4-bedroom

5-bedroom

C-1. Municipal Rental Housing Cost Survey Results

Census Tracts (in dollars per Month)*

Unit
Respon;es Municipal 1 2 3 4 5 6 7 8 9 10 Vacanci
by Dwelling Total es

Size

Bachelor

1 Bedroom

2 Bedrooms

3 Bedrooms

4 Bedrooms

5 Bedrooms

Mobile Home

Average

* not including utiliites

Mean Rent
by Dwelling
Size

Bachelor

1 Bedroom

2 Bedrooms
3 Bedrooms
4 Bedrooms
5 Bedrooms
Mobile Home
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Source: AAHE, 1992
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APPENDIX D: HOUSING NEEDS ASSESSMENT

SAMPLE SURVEY

The following is a potential questionnaire that could be used to gather
information on housing needs from residents of the study area. Depending
upon the objectives for the Housing Needs Assessment survey, the Housing
Task Force will choose the most appropriate questions from the following

extensive list of questionnaire items.

The questionnaire should include a cover letter that emphasizes the
importance of the data and assures confidentiality of the responses. Limit
the questionnaire to no longer than five full pages or ten half-pages,
including only as many items as needed to meet the objectives for the
survey. Fill-in-the-blank alternatives are shown for items that would require

extra space if all choices were spelled out.

For the results to be "respectable,” a response rate of at least 50% is
recommended. If surveys are delivered by mail, enclosing a self-addressed,
stamped envelope will increase the rate of return. Sending a postcard-thank
you/reminder to all respondents one week after the initial mailing should

produce additional responses. A final technique to raise the response rate is
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to send a follow-up letter with another copy of the survey to those who have

not responded by the date three weeks after the initial mailing.

It should be noted that the data collected from the survey will only be as
good as the resources devoted to making it a success. If the person(s) in
charge of administering the survey does not have experience in this area,
they should be advised to consult with Statistics Canada staff, provincial
government staff, or someone locally who has experience in this area, for

advice on properly conducting a survey and analyzing results.

The table below provides some advice on the advantages and

disadvantages of the three main methods of delivering the survey.
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Advantages/Disadvantages of Survey Delivery Options
Delivery Advantages Disadvantages
Method
Mail e Guaranteed anonymity for e Low overall response rate.
respondents. e More expensive than volunteer
e Better response rate to surveyors.
sensitive questions. e Takes longer than other
e More accurate responses to methods.
sensitive questions.
¢ More time for respondents to
consider responses.
e Less expensive than paid
surveyors.
Telephone | ¢ Moderate to high response ¢ Quickest method.
rate e Lower response rate and
higher chance of inaccurate
responses to sensitive
guestions.
Door-to- e Moderate response rate. ¢ Most time-consuming method.
door e Lower response rate and
higher chance of inaccurate
responses to sensitive
guestions.

e If surveyors are paid, is
expensive due to large number
of hours required.

o If time is a factor, will likely
require a large number of
surveyors.

INTRODUCTORY/COVER LETTER TO ACCOMPANY THE

SURVEY

Dear Recipient,
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Today, our community faces a challenge to provide a full range of housing
to meet the needs of our citizens. To obtain the information necessary to
develop policies and programs for (community name), we are studying local
housing needs and all factors that affect the availability of housing in this

area.

You are part of a (random) sample of people who (live / work) in (community
name) and whose opinions are important to describing our housing
situation. To assure that the attitudes and experiences of all local (residents
/ employees) are represented, it is very important that each questionnaire
be completed and returned. We have assigned each survey an identification
number so that we can process the questionnaire when it returns. No
names or addresses will be placed on the surveys or used in our housing

report.

When the housing needs assessment is completed, we plan to share the
results with the community at a public meeting. If you wish a summary of
our report, you may request one by writing, "Copy of results requested” on
the back of the return envelope, and printing your name and address below

it. Please do not put this information on the survey itself.

If you have questions, feel free to write or call (name, title) during business

hours. Thank you so much for your help.
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SAMPLE COVER PAGE: A SURVEY OF THE HOUSING NEEDS

OF RESIDENTS

(Community Name) is experiencing important housing and economic
changes. This survey will help us to learn more about housing for residents
in our community. The information you provide will help decision-makers
and community groups make informed decisions over municipal planning
and housing development. Input from all residents is very important. All
information will be kept confidential and no one will be able to identify who
you are from the survey. We are only interested in the combined results

from all people in the community.

Please feel free to use the space in the margins to make additional

comments. Your ideas are important and will be read and taken into

account.

Thank you for your help.

Please return the questionnaire to:

Name
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Address

Telephone Number

Instructions: To determine the housing situation in , we need
information about your housing experience, adequacy, affordability, and

assistance and support service needs.

For each question, please fill in the blank or circle the number that

describes your situation or opinion.

CURRENT HOUSEHOLD AND HOUSING

The following question can be used to obtain an overview of the
respondent(s) to the survey and their current housing. This information can
be cross-referenced with responses from subsequent question to determine
what types of households provided certain responses. This information can
also be used to ensure that the survey respondents are representative of

the range of households and families within the community.
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Q-1 In what area do you currently reside? (only necessary if study

encompasses two or more communities / municipalities, or if separate

information is required for one or more special areas of the community)

1

2

(and so on, as required)

Q-2 On the following chart, please list the members of your household,

including yourself. Please include all of the people who live in your dwelling.

Names are not required, only the age and gender of each person.

Gender

Year of Birth

Yourself

Resident #2

Resident #3

Resident #4

Resident #5

Resident #6

Resident #7

Q-3 Are you employed outside your municipality of residence?

1 No
2 Yes
If yes:

a. Where do you live?

(city/town/village/RM)

b. Where do you work?

(city/town/village/RM)
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c. How many kilometers do you drive round trip each day to your job?

km

Q-4 What category best describes your total household income from all
sources - before deductions - last year?
1 Less than $10,000

2 $10,000 - $15,000

3 $15,001 - $20,000

4 $20,001 - $25,000

5 $25,001 - $30,000

6 $30,001 - $35,000

7 $35,001 - $40,000

8 $40,001 - $45,000

9 $45,001 - $50,000

10 $50,000 - $55,000

11 $55,001 - $60,000

12 More than $60,000
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Q-5 Which best describes the home you live in?

1 One-family house detached from any other house

2 Mobile or manufactured home (RTM) on its own lot — on gravel pad
3 Mobile or manufactured home (RTM) on its own lot — on permanent
foundation

4 Mobile or manufactured home in a mobile home park

5 Duplex, triplex, or four-plex

6 Building with 5 - 9 apartments

7 Building with 10 - 19 apartments

8 Building with 20 or more apartments

9 Other (explain)

Q-6 Do you (or someone in your household) own or rent the home you now
live in, or do you have other arrangements? (Circle one)

1 Own property and dwelling

2 Own dwelling and rent land.

3 Dwelling purchased as a Life Lease with rent paid to the sponsor

4 Rented for cash rent

5 Occupied rent-free without payment of cash rent
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Q-7 How many rooms does your house or apartment have? Include the
kitchen, but do not count bathrooms, halls, foyers, balconies, porches,
unfinished basement rooms, or half-rooms.

1 One

2 Two

3 Three

4 Four

5 Five

6 Six

7 Seven or more

Q-8 How many bedrooms are in your home?
1 one

2 two

3 three

4 four or more

5 studio or bachelor (no designated bedrooms)

Q-9 What is the approximate size of your home, not including the area of
the basement?

1 400 square feet or less

2 401 to 800 square feet

3 801 to 1000 square feet
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4 1001 to 1200 square feet
51201 to 1400 square feet
6 1401 to 1600 square feet

7 more than 1600 square feet

Q-10 Does your house have a basement?
1 Yes, a full basement

2 Yes, a partial basement

Q-11 If you answered “yes” to question 7 above, is your basement partially
or fully finished, or unfinished?

1 fully finished

2 partially finished

3 unfinished

Q-12 How long have you lived in this home?

number of years (If less than one, write number of months

here )

Q-13 What year was your home first built? (Circle one)
1 2000 or after
2 1990-99

1 1980-89
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21970-79
3 1960-69
4 1950-59
51940-49
6 1939 or earlier

7 Don't know

HOUSING ADEQUACY

The following questions refer to dwelling condition, and can generally be
used to assess the adequacy of local housing, as a component of core

housing need.

Q-14 Overall, how do you feel about your present housing situation?
1 Very satisfied

2 Satisfied

3 Neither satisfied nor dissatisfied

4 Dissatisfied

5 Very dissatisfied

Q-15 For your family, is the size of your home or apartment?
1 Just right

2 A little too small
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3 A lot too small
4 A little too large

5 A lot too large

Q-16 Does your home have (Circle all that apply):
1 Cold, piped water

2 Hot, piped water

3 Flush toilet(s)

4 A tub and/or a shower

5 Connection to public/city sewer

6 Connection to septic tank or cesspool

7 Connection to public/city water

8 A well with safe water supply

9 Complete kitchen facilities (range, refrigerator, and sink)

Q-17 Does your home have (Circle all that apply):

1 At least one entry with only one or no steps

2 Entrance(s) with more than one step

3 Ramped entrance instead of or in addition to steps

4 Front door wide enough for wheelchair passage (at least 32" clear
passage)

5 Bathroom door wide enough for wheelchair passage (at least 32" clear)

6 Room to maneuver a wheelchair in the bathroom
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7 Room to maneuver a wheelchair in the kitchen

8 Grab rails near the tub or shower

9 Grab rails near the toilet

Q-18 Please rate the following aspects of your living environment: (Circle

numbers)

House structural condition
Exterior appearance of home
Yard/lot size

Adequate heating

Sanitation and safety
Security from crime

Quality of neighborhood
Distance from work

Occupancy costs

Q-19 Which one best describes the condition of your home?

Excellent Very Good Good Fair Poor

5

5

1 Needs regular maintenance only

2 Needs minor repairs

3 Needs major repairs

Q-20 Does your home have any physical deficiencies?
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1 No

2 Yes, explain

PAST EXPERIENCES

The following questions are in regard to respondents’ past experiences with
housing. This information can be useful in identifying existing housing

obstacles within the community.

Q-21 Have you experienced any of the following difficulties in housing
yourself or your family? (Circle all that apply)

1 Shortage of affordable rental housing

2 Limited numbers of affordable homes for sale

3 Available, affordable homes are poor quality or too small

4 Don't have enough money for required downpayment on a home

5 Can't qualify for a mortgage at today's interest rates and home prices
6 Trouble qualifying for home financing because of credit rating

7 Finding housing that is both accessible for my disability and affordable

8 Other, explain

Q-21a If you circled any of the above, which ONE was the most

important problem?

Appendix D 324



Q-22 In looking for a place to live, do you think you may have been
discriminated against for any reason?
1 No

2Yes

Q-22a If yes, why do you think you may have been discriminated against?
(Circle all that apply)

1 Race or ethnic status

2 Income level

3 My children were not welcome

4 |/we are receiving public assistance

5 Because someone in my household/family is disabled

6 Other, explain

HOUSING PREFERENCES AND PLANS

The following questions can be used to obtain information on respondents’

housing aspirations and short-term housing demand within the community.

Q-23 Are you sharing housing with someone else because you have to in
order to afford it?

1 No
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2Yes

Q-24 If housing that better suits your needs was available, how would you
feel about moving or selling your home?

1 No desire to move/sell

2 Would like to move/sell

3 Definitely want to move/sell

4 Definitely expect to move/sell

5 Definitely plan to move/sell

Q-25 Are you actively seeking to change your place of residence at this
time?
1 Yes (proceed to Q-27)

2 No

Q-26 If not at this time, when do you anticipate you will next change your
place of residence?

1 within 12 months

2 between 12 and 24 months in the future

3 between 2 and 5 years in the future

4 more than five years in the future

5 never (proceed to Q-36)
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Q-27 When you change your place of residence, where do you expect that
your new home will be?

1 within the same community

2 a specific location within 50km (a half hour drive) of the community.

Location:

3 within 50km, location unknown

4 further than 50km from the community

Q-28 What type of housing would most appeal to you when you change
your place of residence?

1 single-family detached house

2 semi-detached duplex, row house, or townhouse

3 suite or room within a house

4 apartment building or multi-unit complex

5 mobile or manufactured (RTM) home

6 seniors housing

7 other

Q-29 Which of the above housing options would you most prefer? (Write the
number of your choices below)

Most Prefer

Second Most Prefer
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Q-30 Which one of the above would you most dislike?

Q-31 When you change your place of residence, do you intend to rent or
purchase your new residence?
1rent

2 purchase (includes building new home)

Q-32 If you intend to purchase your new residence, do you intend to
purchase a new or pre-owned home? If a pre-owned home, how old do you
expect it will be?

1 new home (includes building new home)

2 pre-owned — less than 10 years old

3 pre-owned — between 10 and 20 years old

4 pre-owned — more than 20 years old

Q-33 In purchasing your new home, what do you expect will be your

affordable price range?
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Q-33a Would a 10% down payment on a home in that range be a problem?
1 No

2Yes

Q-34 How many bedrooms will you need in your new residence?
1 one bedroom

2 two bedrooms

3 three bedrooms

4 four bedrooms

Q-35 Within the past 12 months, have you contacted a builder for
information about a new home?
1 Yes

2 No

Q-36 Within the past 12 months, have you spoken with a lender about
obtaining a mortgage?
1Yes

2 No

Q-37 Within the past 12 months, have you spoken with a realtor about
buying a home?

1 Yes
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2 No

Q-38 Within the past month, have you visited any homes as part of a search
for a new place to live? If so, how many have you visited?

1Yes (# )

2 No

Q-39 Which of the following situations would make you more likely to buy a
home? (you may check as many as you wish)
____Change in my household’s financial situation
_______Change in my household’s job situation
______Good price offered for existing home
_______Home prices drop

_______Interest rates drop

______ Deterioration in condition of existing home
____ Developed health/mobility problems
_____Found the right home

__ Kinds moving back home / moving away
__ Never moving again / nothing

Other (specify)

Q-40 Which of the following are currently preventing your purchase of a new

home? (you may check as many as you wish)
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Household financial situation

Household job situation

Can't afford the down payment

Homes are too expensive / cost is too high

Interest rates

Can't sell existing home

Satisfied with existing home

Like my neighbourhood / village / area

Don't feel a need to move

Hate moving

Kids moved back / moved away

Just renovated existing home

Just bought a home

Q-41 Do you agree that this community has any of the following housing

problems?

Disagree Agree
Enough different dwelling types 1 2
Enough affordable homes for sale 1 2
Enough affordable rental units 1 2
Enough subsidized/assisted housing 1 2
Enough housing for the elderly 1 2
Too much poor, dilapidated housing 1 2
Too much vacant/abandoned housing 1 2
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Q-42 Do you feel that (town/village/RM) funds should be spent to address
the above problems?

1Yes

2 No

3 Don't know

Q-43 Would you say that it is difficult for the following people to find
appropriate and affordable housing in your community? (Circle all that
apply)

Not difficult Somewhat difficult Very difficult

Married couples without children 1 2 3 4 5

Married couples with children 1 2 3 4 5
Single parents with children 1 2 3 4 5
Single persons living alone 1 2 3 4 5
People with disabilities 1 2 3 4 5
Older people aged 55-79 1 2 3 4 5

Older people aged 80 or older 1 2 3 4 5

Q-44 What types of housing should your community encourage (more of)?
(Circle all that apply and note whether each should be rental and/or owned)
Rental Homeownership

1 Subsidized housing for low income elderly 1 2
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2 Subsidized units for nonelderly low income families 1 2

3 Accessible/adaptable housing for disabled persons 1 2
4 Mobile/manufactured homes in mobile home parks 1 2
5 Mobile/manufactured homes on individual house lots 1 2
6 None of the above--adequate housing is available 1 2

HIDDEN HOUSEHOLDS

The following question may be used to identify hidden households
(individuals and households that are currently “doubled up”, but which would

exist as a separate household if possible).

Q-45 Are there any individual residents of your household who currently
desire to relocate to a home of their own? If there is more than one, please
indicate.

1 Yes (# )

2 No (proceed to Q-46)

Q-46 Of the residents indicated above who would desire to relocate to a
home of their own, are they currently able to? If more than one person was
indicated above, please indicate response for each.

1 Yes

2 No (proceed to Q-46)
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Q-47 What is preventing this individual (or individuals) from relocating at this
time?

______Financial situation

_______Job Situation

_______ Can’t afford rent / down payment

______Homes are too expensive

______Interestrates

_______ Caring for or being cared for by other family members

Can't find housing of the type they want

(type)

Can't find housing in the location they want

(location)

Other

Q-48 If this individual (or individuals) did purchase a home, where would this
home most likely be located?

_____Within the community

A specific location within 50km (half hour drive) of community
______Within 50km (half hour drive) of the community, location unknown

Further than 50km from the community
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METHODS OF ASKING ABOUT HOUSING COSTS/INCOME RATIO:

The following question, and those in the following section, can be used to

obtain detailed information about housing affordability.

Method 1:

Q-49 What is your housing/income ratio? 1) Add your monthly rent or
mortgage payment to your estimated average monthly utility costs, then
2) divide the total monthly housing cost by your monthly income before
deductions. The result is:

1 Less than 30 percent Example:

2 31 - 40 percent $300 monthly rent + $50 utilities =

3 41 - 50 percent $350, divided by $1,000 income = 35%

4 More than 50 percent

Method 2:

IF YOU RENT, please answer these questions:

Why do you choose to rent? (Circle all that apply)

1 Planning to stay a short time

2 Little or no upkeep required
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3 Can't afford to buy a home

4 Other, explain

Was a security deposit required when you moved into this unit?
1 Yes, specify the amount $

2 No

Approximately how much is your monthly rent? If the rent is cash-free, write
zero (0).

Dollars

If not included in the rent payment, how much is the average total monthly
cost for heat, electricity, and water/sewer?

Dollars

How much is your household's total monthly income from all jobs and
other sources—before deductions?

Dollars

IF YOU OWN (including mobile home owners who rent their lot space),

please answer these questions:

Is this house or apartment part of:
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1 A condominium
2 A housing cooperative

3 Neither

What is the value of your home, that is, how much do you think this house
and lot or condominium unit would sell for if it were for sale?

1 Less than $25,000

2 $25,001 - $50,000

3 $50,001 - $75,000

4 $75,001 - $100,000

5 $100,001 - $150,000

6 $150,001 - $200,000

7 $200,001 or more

About how much is the monthly first mortgage payment (principal, interest,
homeowners' insurance, and real estate taxes)? If the mortgage is paid off,
please write zero (0).

Dollars

If not included in the house payment, how much is the average total
monthly cost for heat, electricity, and water/sewer?

Dollars
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How much is your household's total monthly income from all jobs and
other sources—before deductions?

Dollars

HOUSING ASSISTANCE AND SUPPORT SERVICE NEEDS

The following questions can be used to obtain information about special

needs of individuals.

Q-50 Do any of the following conditions interfere with the daily activities of
anyone in your household? (Circle all that apply)

1 Physical disability

2 Developmental disability such as mental retardation

3 Mental health/emotional problem

4 Alcohol or drug dependence

Q-51 Does any adult or child in your home have a physical, mental or other
health condition lasting for six months or more that: (Circle all that apply)

1 Interferes with ability to care for personal needs (bathing, dressing)

2 Makes it difficult to get around inside the the house

3 Limits the kind or amount of work the person can do at a job

4 Prevents this person from working at a job

5 Makes it difficult to get in and out of the house
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Q-52 In the past year, did anyone in your household need or receive outside

help (from nonrelatives) with any of the following? (Circle all that apply)

Needed Received
Child care services 1 2
Household tasks (such as yardwork or heavy cleaning) 1 2
Personal care (bathing, dressing, etc.) 1 2
Home health assistance 1 2
Meals delivered to your home 1 2
Transportation services 1 2

Q-53 Has anyone in your household received public housing assistance in
the past year?
1 Yes

2 Have not received assistance, but am on a waiting list
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