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Between 2001 and 2006, there is a noticeable slowing in 
population growth for younger people (under 20 years) in 
the Wellington area compared to a slight increase in the 
Guelph area, although the proportion in the Wellington 
area remains higher than the Guelph area and the Ontario 
average.  Young people aged 19 years and under are 
projected to account for about a quarter of the population 
by 2031 (Wellington 25.2%, Guelph 22.7%). 

The County of Wellington’s population is somewhat older 
than in the City.  Some modest changes occurred in the 
young and middle aged working people (20 - 44 years) 
with only Guelph area being higher than the Ontario 
average.  By 2031, adults aged 20 to 44 years are expected 
to remain the largest proportion of the population in both 
Wellington (36%) and Guelph (32.9%).  

Between 1996 and 2006, the household size in the CMSM 
area has declined at the same rate as Ontario.  In 2006, 
the average household size in the CMSM area was 2.6 
persons per household.  The declining household size is 
offset by growth in the number of households which has 

increased by 9.4% from 2001 to 2006 (higher than Ontario 
growth of 8%) and by 5.8% from 2006 to 2011 (slower 
than Ontario growth of 7.3%).  Guelph and Puslinch 
experienced higher than average CMSM and Ontario 
household growth between 2006 and 2011. 

HOUSING PREFERENCES

In 2006, the majority of all household types own their 
own home (75% owner, 25% rental) in the CMSM area.  
Tenant households account for a smaller proportion of 
total households in the Wellington area (14.9%) compared 
to the Guelph area (30.6%) and Ontario (28.9%).  

Rental tenure in both the Wellington and Guelph areas is 
most prevalent among the youngest households (up to 
age 34 years old) and the oldest households (age 75 and 
older), and areas where median income is lowest.

• Guelph area’s high rate of renting amongst younger 
households (under 25 years) is likely due to the

INTRODUCTION

This interim summary report on housing in the County 
of Wellington’s Consolidated Municipal Service Manager 
(CMSM) Housing and Homelessness Plan focuses on the 
need and supply of housing, with particular emphasis 
on affordable housing and homelessness.   The County 
of Wellington as CMSM is responsible for developing 
a Housing and Homelessness Plan that covers housing 
needs in the geographic service area of the County of 
Wellington and the City of Guelph (CMSM area).   Below is 
an interim summary of the major findings of the study and 
conclusions.  The full background report will be released 
in 2013. 

DEMAND BY HOUSING DEMOGRAPHIC CHANGES 
Over the past decade 2001 to 2011, the City of Guelph 
area grew at a faster rate than Ontario as a whole, while 
Wellington County grew at about half the rate of the 
Province.  

Based on Census in 2011, the population for the CMSM 
service area of Wellington and Guelph is 208,360, which is 
a 4% increase since 2006, compared to a 7% increase from 
2001 to 2006, and a 10 year growth increase of 11.2%.  
The population of the CMSM service area is steadily 
growing at a rate just slightly lower than the provincial 
average of 12.6% over the past 10 years.  The proportion 
of the population in individual municipalities in the area 
remained fairly stable over the 10 year period from 2001 
to 2011. The overall population increase in Puslinch and 
Guelph was above average.

Between 2006 and 2031, the population is expected to 
increase by 36.3% in Wellington County and by 47.7% 
in Guelph.  Within the County most of the increase will 
take place in the County’s urban centres.   Between 2001 
and 2006, much of the growth in the CMSM has been 
due to an influx of migrants (total migrants to Wellington 
area 65.2% or 10,695 persons; to Guelph area 60.4% or 

12,940 persons) from elsewhere in Ontario – mostly other 
Municipalities in the Greater Golden Horseshoe Area.  
Between 2001 and 2006, external migrants accounted for 
20.2% of the City’s migrants and 6.1% of migrants to the 
County.

Over the 10 year period between 2006 and 2016, Centre 
Wellington has the highest forecasted population growth 
at 22%.  The lowest population growth is forecasted in 
Mapleton (7.7%) and Erin (6.9%).  Guelph population 
growth is forecasted to increase by 19.2%. 

Between 2001 and 2006, the CMSM population is 
gradually aging with the highest increases in the “baby 
boom” generation (45 to 64 years) and with a proportion 
higher in the Wellington area than the Ontario average.  
By 2031, seniors age 65+ are expected to account for 
almost a quarter of the population (Wellington 24.4%, 
Guelph 20.6%).  Seniors aged 65+ and 75+ are expected 
to account for the largest population growth in Wellington 
(105.5% and 109.6% respectively) and Guelph (143.5% 
and 110.9%) between 2006 and 2031.
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FACT:   

2011 CMSM population is 208,360 and had a 10 year 
growth increase of 11.2%
-  Wellington is 86,672 (6.8%)
-  Guelph is 121,688 (14.6%), Ontario (12.6%)

FINDING:

 Population growth is occurring faster in the large 
and small urban areas.

FACT:   

Between 2006 and 2031, seniors age 65+ and over 
are forecasted to more than double in population 
(Wellington –from 14.6% to 24.4%; Guelph - from 
12.4% to 20.6%)

FINDING:

The growing share of the forecasted population in 
the older age groups and one-person households will 
create a stronger demand for housing suitable for 
ages 65+ and 75+ including apartments and smaller 
ground-oriented and accessible dwellings as well as 
more housing with services for this aging population. 

FACT:  

2011 CMSM Household count is 79,075 and had a 10 
year growth increase of 15.2%
 -    Wellington has 30,960 (11.3%), Guelph has     
      48,115 (18%), Ontario (15.3%)
 -    By 2031, households are projected to increase        
       by 40.3% in Wellington and 59.5% in Guelph,  
       with the greatest forecasted increase of 54.8% in    
       Centre Wellington.

FINDING:

Overall Household growth is stronger than 
population growth, and creates stronger housing 
demand.  

FACT:  

• 2006 Households by owned and rented tenure 
and occupied dwelling types

• Wellington:  Owned – 25,525 dwellings (85.1%), 
Rented – 4,480 dwellings (14.9%)

• Guelph:  Owned – 31,005 dwellings (69.4%), 
Rented – 13,700 (30.6%)

FINDING:

Residents have differing housing preferences 
between Wellington and Guelph which is also 
reflected in the type of supply of housing in each 
area. 



INCOME TRENDS

In 2006, the median household income for the CMSM 
area was $66,181 (Wellington was $69,244, Guelph was 
$64,319) compared to $60,455 in Ontario.  Over the 
10 year period between 1996 and 2006, the median 
household income grew faster by 14.8% compared to 
12.7% in Ontario. 

In the Wellington area, median household income in 
Puslinch, Erin and Guelph/Eramosa for all household 
types is significantly higher than the provincial average.  
Median household incomes in Minto and Wellington 
North are below the Ontario average.

Incomes vary by household type.  The highest proportions 
of one-person households and their respective median 
incomes are found in Wellington North (25% - $24,475), 
Minto (23.0% - $24,772) and Centre Wellington (19.5% - 
$34,283), and Guelph (25.3% - $30,473).  Median income 
for all census families is 72.5% higher than lone parent 
families.  Despite this disparity among family types, lone 
parent families in all municipalities, except for Minto and 
Wellington North, have a median household income that 
is above the provincial average which is $30,025.

The median household income of owners is more than 
double that of tenants in the CMSM area.  In 2006, 
homeowners had a median household income of $79,028 
and tenants had a median household income of $36,176. 

In 2006, it is estimated that 8.7% of all individuals in the 
CMSM area had low incomes as defined as Low income 
cut-off (LICO) by Statistics Canada compared to 14.7% in 
Ontario.  Within the CMSM area, the highest percentage 
of persons living in low income was 10.8% of persons in 
the City of Guelph and 10.1% in Wellington North and are 
living below the poverty line.

TRENDS FOR RESIDENTS ON FIXED INCOMES

Indicative of the difficulties faced by some residents as a 
result of the 2008-2009 recession, the CMSM’s Ontario 
Works caseload rose from 1,200 in 2006 to 1,700 in 2009.  
However, even as the economy improved, the caseload 
continued to increase – to close to 1,900 households in 
2011. 

In January 2011, 77% of the CMSM’s Ontario Works 
recipients reside in Guelph, and 23% live in the County.

In 1995 there was a 22% reduction in social assistance 
rates in Ontario.  Since 2005, there have been gradual 
increases of social assistance rates however the full 
gain has not been realized.  As a result of the falling real 
incomes of those on Ontario Works and ODSP, the gap 
between rent levels in the CMSM area and the incomes of 
social assistance recipients has widened.  

influence of the University. The ongoing demand  
for rental housing by the large under-25 age group, 
together with future demand generated by aging 
baby boomers, may result in added pressure on rental 
housing and apartments.

• In Wellington where the population is somewhat 
older, the growing number of seniors is expected 
to create an added demand for rental housing and 
apartments.   Rental housing and apartments are also 
important housing options for households age 25 and 
under.

• Minto and Wellington North have the highest 
proportion of occupied rental dwellings in the 
Wellington area.  This corresponds to lower median 
household incomes in these municipalities and higher 
proportion of one person households who tend to 
have lower household incomes.

The highest ownership rates are amongst households 
headed by someone 35-44 years old, 45-64 years old 
and 65 to 74 years old.  The Wellington area has a higher 
proportion of younger homeowners (75.8%) age 25 to 34 
years, compared to the Guelph area (52.8%).  

In 2006, one person households make up 24% of all 
households (Wellington has 5,340 households, Guelph 
has 11,300 households). Between 2001 and 2006, Guelph, 
Minto and Wellington North experienced a higher than 
average increase in one person households.

The Wellington area has a higher proportion of 
households in all age groups living in single detached 
dwelling types.  Overall in 2006, 58.1% of households 
live in single detached (these also include accessory 
apartment) or semi-detached dwellings in the Guelph area 
compared to 89.6% in the Wellington area.   Apartments 
are common housing choices among households with 
younger households (under age 25) and older households 
(age 65+).  Apartment occupancy rates for age groups 
under 25 and 75 years and over is 65.5% and 39.1% of 
Guelph households and 30.4% and 19.8% of Wellington 
households (Ontario is 65.7% and 36.6%). 

Population and household growth and decreasing 
household size in the urban centres in the CMSM 
area means a range of housing options is needed to 
accommodate new growth.  An appropriate mix of 
housing types – both structure (i.e. single, semi-detached,
townhouse and apartment) and tenure (ownership and 
rental)  - within all communities will help to meet the 

current and future housing needs of the population based 
on lifestyle preferences, age, and housing affordability 
considerations.

EMPLOYMENT TRENDS

The CMSM area has relatively strong economies that 
rely heavily on the manufacturing sector, according to 
the 2006 Census data.   Unemployment rates in the 
Guelph Census Metropolitan Area (CMA) consisting of 
the City of Guelph, Township of Puslinch and Township of 
Guelph/Eramosa, were well below the Ontario rates.  By 
December 2011, the unemployment rate had declined 
to 5.2% - well below the Provincial rate.   Nevertheless, 
there was a loss of approximately 5,000 manufacturing 
jobs between 2008 and 2010, representing a loss of well 
paying jobs to the economy.  

Statistics on unemployment indicate that the Guelph 
CMA (includes City of Guelph, Township of Puslinch and 
the Township of Guelph/Eramosa) has fared better than 
Ontario as a whole as a result of the recent recession and 
subsequent restructuring.  For example, unemployment 
rates in the Guelph CMA increased from 5.6% in 2008 
to 8.3% in 2009 before falling to 7.9% in 2010.  The 
December 2011 estimate for the Guelph CMA indicates an 
unemployment rate of 5.2% - below the Ontario average 
of 7.7%.  

The recent trends in unemployment also have an impact 
on rental vacancy rates.  In 2011, the overall vacancy rate 
for rental apartments fell to 1.1% indicating a very tight 
rental market in the Guelph CMA.  
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FACT:   

The Guelph CMA rent vacancy rate is 1.1%, well be-
low a normal healthy market rate (3%).

FINDING:

The 2011 tight Guelph CMA rental market is the re-
sult of more young people finding employment and 
enabling them to move into the rental market, higher 
enrolment at the local university and low levels of 
rental construction, according to Canada Mortgage 
and Housing Corporation.

FACT:   

In the CMSM area in 2006, one person households 
(21.9% - $30,771) have the lowest median household 
incomes followed by lone parent families (7.9% - 
$43,970), compared to the CMSM median income of 
$66,181 and Ontario median income of $60,455.  

FINDING:

One-parent and lone parent households have greater 
difficulty finding affordable housing options. 

FACT:

In 2011, the gaps range from $250 to $370 between 
the Ontario Works and Ontario Disability Support 
Programme shelter rates and average market rents 
throughout the CMSM area.  

FINDING:

Many households on social assistance not only have 
difficulty accessing affordable rent housing, but are 
also expected to pay high portions of their income 
on rent (over 40% of their income on rent).   



comparable rental types.

In the future, it is anticipated that there will be a greater 
mix of housing developed in the CMSM.  For example, 
as of January 2011, in small urban centres in the County, 
22.8% of the close to 4,000 dwelling units are high density 
units (apartments), 18.5% are medium density units (row 
and townhouses) and 58.7% are low density dwellings 
(single and semi detached dwellings).  A future similar 
mix will help to meet the needs of an aging population as 
well as the needs of young adults and younger families.  
An even greater change is expected in the City of Guelph 
where 29.7% of housing between 2006 and 2031 is 
expected to be low density; 33.1% medium density and 
37.2% high density.

TRENDS IN BUILDING CONDITIONS AND ENERGY 
CONSERVATION

Much of the rental housing stock in the Guelph area (16%) 
and Wellington area (35%) is older (built before 1946) 
than the Ontario average (14.9%) and therefore, likely to 
be in need of repair. 

Census reports indicate that a higher proportion of rental 
dwellings (8 to 9%) are in need of major repairs in the 
CMSM area compared to owner occupied dwellings.  In 
total, 5.3% of homeowners in the Wellington area report 
their dwellings need major repairs compared to 3.4% in 
the Guelph area.  The highest demand for major repairs 
to owner housing was reported in Guelph/Eramosa, 
Wellington North and Minto and all were higher than 
the Ontario average.  The highest proportion of major 
repairs reported for rental housing occurred in Puslinch, 
Wellington North and Erin, and all above the Ontario 
average of 9.9%.  

In May 2009, the Provincial Green Energy and Green 
Economy Act, 2009, came into effect requiring 
municipalities to have an energy plan and consider 
regulations and tools to invest in renewable energy 
projects, increase conservation, create green jobs and 
promote economic growth.  

Energy initiatives exist in both Wellington County (Green 
Legacy) and the City of Guelph (Energy Plan, other).  
Wellington County has invested in a number of renewable 
energy projects in the County-owned social and affordable 
housing properties.  The County’s Fergusson Place 
affordable apartment building for 55 tenants located in 
Fergus contains a significant reusable water conservation 
component consisting of rain water roof collection and 
cisterns; also green roofs, solar panels and solar windows 
and shades.  

HOUSING SUPPLY DENSITY MIX

According to the 2006 census, there were approximately 
74,705 occupied dwellings units in the CMSM area.  
Residents are more likely to live in low density housing 
in the CMSM area as single detached/ semi-detached 
units make up 69.2% of all units.  Guelph was below the 
Ontario (61.8%) average for single family detached / 
semi-detached occupied private dwellings at 57.9%.  All 
municipalities in Wellington (average of 83.7%) were over 
the Ontario average. 

Apartments (duplex, apartment building five or more 
storeys and less than five storeys) account for 30.5% 
(13,635 units) of total occupied dwellings in Guelph, and 
9.6% (2,270 units)  in Wellington, and row houses make 
up 7.9% (5,100 units in Guelph, 800 units in Wellington) 
together.  All municipalities in the Wellington area have 
lower than average occupied private apartments, with the 
highest proportions of occupied rented dwellings found 
in Minto (22.7%), Wellington North (22.4%) and Centre 
Wellington (16.3%) and with Centre Wellington having the 
largest number of occupied rented dwellings.

The majority of occupied dwelling units are owned (75%) 
compared to 25% that are rented in the CMSM area.  
About 94% of occupied single family detached houses 
are owned.  The majority of occupied rented dwellings 
are apartments over and under 5 storeys (60%) but single 
family detached (16%) and row houses (11%) make up 
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FACT:   

The rising cost of utilities, 18.1% between 2004 and 
2008, was more than double the overall Consumer 
Price Index for all goods in Ontario (8.1%) which 
significantly impacts low-income households that are 
required to pay their own utilities.

FINDINGS:

Feedback from the 2009 Housing Strategy consulta-
tions raised the issues of rising utilities costs and the 
need for emergency financial assistance for tenants 
being among the top ranked recommendations. 

FACT:   

Many households living on social assistance (Ontario 
Works, ODSP) and single seniors spend from 30% to 
50% or more of their incomes on rent and are at risk 
and at high risk of losing their housing.  

FINDING:

Social Assistance and other short and long term 
fixed incomes (Ontario Works, minimum wage, old 
age pensions, etc.) set by upper government levels 
appear to be a contributory factor towards housing 
affordability problems.  

FACT:   

 The proportion of all residential units that are 
rented has declined from 31.2% to 24.3% from 1996 
to 2006, and falls below the provincial average of 
28.8%.  This is compared to the proportion of all 
residential dwellings that are owned, which has 
increased from 69% to 76% over the same period. 
 
FINDINGS:

These trends have been observed across Ontario 
due to the lower interest rates and the general 
aging of the population.  These trends indicate the 
importance of having additional purpose-built rental 
housing in the CMSM area.  

FACT:   

Prior to the Residential Rehabilitation Assistance 
Program (RRAP) expiry in March 2012, over half 
of the renovation program assistance for the fiscal 
period 2008, 2009 and 2010 was provided to 
homeowner dwellings for repairs (50% were located 
in Guelph area, 50% were located in municipalities in 
the Wellington area). 

FINDING:

The expiry of the Federal funding for RRAP will 
have a negative impact on options for low-income 
households to keep their dwellings in good repair. 



OWNERSHIP HOUSING AND PRICES (NEW AND RESALE)

In the CMSM area in 2006, there is a homeownership 
stock of 56,530 units which represents 75% of the 
total housing stock.  The Guelph area has the highest 
percentage of the total homeownership stock of 
31,005 (54%).  In 2006, 85% of all occupied dwellings in 
Wellington area were owned which is higher than the 
Guelph area (69%) and Ontario (71%).   Between 1996 
and 2006, ownership rates have increased in Guelph 
(increase of 9%) and Wellington (increase of less than 
4%), and this trend has occurred across Ontario and 
Canada reflecting the aging of the baby boom generation 
as well as favorable mortgage rates. 

Overall, in the CMSM area, there were fewer homes 
sold in 2008 and 2009 compared to 2005.  Recent data 
obtained for Wellington area for 2011 indicates that 
resales have bounced back from the recession reflecting 
improved economic conditions and continuing low 
mortgage rates. 

Between 2005 and 2009, there was an increase in the 
proportion of resale homes sold in the CMSM area 
compared to new homes reflecting stronger demand 
for lower cost resale housing.  The cost of homes 
also increased.  A higher proportion of both new and 
resale homes sold for $300,000 and over in 2008/2009 
compared to 2005, particularly in the Wellington area.   
Similarly, fewer homes sold for under $200,000 and below 
in the CMSM area. 

In both the Wellington and Guelph areas, resale homes 
are generally a more economical option than a new 
home.  In the Wellington area, the average price in 2008 
for a resale home was $298,924 and a new home was 
$382,585.  These are higher than the average home 
prices in the Guelph area, where the average price for 
a resale home was $263,431 and for a new home the 
average prices was $302,779 in 2008.   Among Wellington 
municipalities, average house prices vary to a great 
extent: the lowest average house prices are found in the 
northern part of Wellington (Minto, Wellington North and 
Mapleton respectively), followed by Centre Wellington

Lower borrowing costs for residential mortgages help to 
counteract the rising housing prices in the CMSM area in 
recent years, and help to explain the higher proportion of 
ownership housing that is under development and being 
built. 

HOUSING AFFORDABILITY

There are a lower proportion of owner affordability 
challenges than for tenant households in the CMSM 
area.  Given the greater proportion of owner households 
compared to tenant households, the relative numbers of 
households affected are similar. 

A. DEFINING AFFORDABLE HOUSING

The Provinces’ Places to Grow Plan within the Greater 
Golden Horseshoe, legislation and the 2005 Provincial 
Policy Statement require municipal official plans to 
create definitions of affordable housing and include an 
affordable housing target and affordable housing policies. 
For purposes of this study, the upper limit of affordable 
ownership housing in Wellington County has been defined 
as 10% below the average resale price - $269,000 or 
below in 2008.  In Guelph, the affordable ownership 
housing has been defined as $237,000 in 2008.  

RENTAL HOUSING AND RENTS

The construction of rental housing has not been keeping 
up with demand in recent years in the CMSM area.  For 
example, in the five-year period 2006 to 2010, rental 
housing accounted for less than 2% of all dwellings 
completed in the Guelph CMA.  Between 1996 and 2006, 
the Guelph area experienced a decline in rental housing 
losing an estimated 500 rental units.   During the same 
period, there was also a decrease in occupied rental 
housing in the Wellington area of over 400 units.  

For rental housing in the Guelph CMA area (includes 
Guelph, Guelph/Eramosa and Puslinch), the average total 
apartment rent for 2011 is $867 (based on data from 
Canada Mortgage and Housing Corporation). 

Three-quarters of all occupied rental dwellings in Guelph 
and Ontario are apartments. High-rise rental apartments 
are very prevalent whereas single and semi detached 
dwellings represent 12% of the occupied rental dwellings.  
Accessory apartments are encouraged in the City of 
Guelph in new construction. 

In the Wellington area, half of all occupied rental 
dwellings are apartments in 2006.  Single and semi 
detached dwellings represent 41% of occupied rental 
units.  In the absence of a significant stock of purpose-
built rental housing, renters tend to live in single or semi 
detached dwellings in the County.  Lower rent accessory 
apartments (i.e. apartments in houses which are included 
in the single family detached census counts) are likely to 
play a major role in the County’s rental housing supply.   

Rents are generally higher in the Guelph CMA area 
compared to the rest of the County as a whole – generally 
about $100 more per unit except for 3 bedroom units 
where the difference is more than $200.  

• For rental housing in the Centre Wellington CA, 
the average total apartment rent for 2011 is $769 
(based on data from Canada Mortgage and Housing 
Corporation).  In detail for 2011 apartment rents, 
a one-bedroom rent costs on average $691, a two 
bedroom $805 and a three-bedroom $916.  Based 
on the average rent of $805, incomes of $32,000 are 
required to afford a two bedroom unit by renters. 

• Between 2001 and 2011 average market rents in the 
Guelph CMA increased just below the rate of inflation 
of 22.6% in Ontario.  One bedroom units experienced 
the largest increase (19.3%), followed by two 
bedroom units (18.2%) and bachelor units (17.4%).  

• For rental housing in the Guelph CMA, the average 
total apartment rent for 2011 is $867 (based on data 
from Canada Mortgage and Housing Corporation).  In 
detail for 2011 apartment rents, a one-bedroom rent 
costs on average $797, a two bedroom $903 and a 
three-bedroom $1,036.  Based on the average rent 
of $903, incomes of $36,120 are required to afford a 
two bedroom unit by renters.  Rent increases between 
2001 and 2011 have occurred somewhat below infla-
tion. 

There is a very tight rental market in the Guelph CMA pri-
marily as a result of low levels of rental housing construc-
tion and increased demand as the economy has improved 
since the 2008-2009 recession.  In 2011, the Guelph CMA 
had one of the tightest rental markets in Ontario.

Since 1995, one bedroom units tend to have the lowest 
vacancy rates in the Guelph CMA.  Between 2006 and 
2008, bachelor and one bedroom units had the lowest 
vacancy rates, well below a balanced market of 3%.  In 
2009, vacancy rates for all unit sizes climbed as a result of 
the recession.  In 2010, the vacancy rate for one and two 
bedroom units dropped to 3% and 3.3% respectively.  In 
2011, the overall vacancy rate was at 1.1% - tied for the 
lowest across Ontario.   In 2011, all rental dwellings of all 
bedroom counts have a very low vacancy rate except for 
bachelors whose vacancy rate was close to 4%. 

While there is no comparable data for the County, 
feedback from the 2009 Housing Strategy consultations 
indicate a shortage of available, affordable rental options 
in the CMSM area, especially for bachelor and one 
bedroom units, as well as affordable options for youth in 
the Wellington area.
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In the Wellington area, the supply of affordable one and 
two bedroom market rent units is more limited compared 
to other sized units (that is below the average market 
rent for that unit size).  In the Guelph area, there are 
fewer affordable bachelor, one bedroom and three plus 
bedroom market rent units compared to affordable two 
bedroom units.

C. DEPTH OF AFFORDABILITY

C.1 Renters
Affordable rent is considered to be 30% of the gross 
household income.  A total of 7,255 tenant households 
or 40.2% of all tenant households in the CMSM area pay 
30% or more of their household income on housing and 
face affordability challenges in 2006.  Of these, 4,105 
tenant households or 23% of all tenant households in the 
CMSM area pay 30% to 49% of their household income 
on housing and have an average income of $24,000 to 
$27,000 in the CMSM area. 

The proportion of renter households who pay 30% or 
more of their income on housing costs are illustrated 
in two groups who possess significant hardships with 
affordability.  Across the CMSM area, lone parent families 
and single households account for the highest proportions 
of family and non family households who pay 30% or 
more of their income on housing costs.  For both “lone 
parent families” and “one person” households, one in two 
households show a high proportion of households paying 
30% or more of their income on housing costs.

Canada Mortgage and Housing Corporation defines core 
housing need within the CMSM area in housing that 
falls below at least one of the affordability, adequacy 
or suitability standards.  The 2006 statistics for “renter 
households in Core Housing Need in Wellington County 
and Guelph” identify 4,600 renter households are in core 
housing need in the CMSM area.   All municipalities within 
the CMSM area are below the Ontario average of 33% as 
follows:

• In 2006, the core housing need in Guelph is 
represented by 3,625 renters or 28.3% of renters 
(compared to 23.9% in 2001)

Based on the Provincial Policy Statement (PPS) definition 
of affordability and an analysis of rents and incomes in 
2008:

• A slightly higher proportion of tenant households in 
the Wellington area (65%) were able to afford the 
average market rent ($714 per month) compared to 
the Guelph area where 55% of tenant households 
were able to afford the average market rent ($883 
per month) in 2008 without paying more than 30% 
of their income on rent (average rents for Wellington 
area are based on a 2009 survey).

  
• The remaining 35% of tenants in the Wellington area 

and 45% of tenants in the Guelph area are unable to 
afford the average market rent.  

• In 2011, affordable rent based on the average market 
rent in Guelph was $867 and for Wellington area it is 
estimated at $735.1

• Market rent dwellings are primarily affordable to 
moderate income households in both the Wellington 
and Guelph areas.  

The County’s Official Plan affordable housing target of 25% 
across the entire County was implemented through OPA 
53 and has been in effect since July 2007.  It is recognized 
that affordable housing opportunities in the County are 
in the form of multiple residential development, both 
ownership and rental, and accessory rental apartments. It 
is also recognized that municipalities without full services, 
such as Erin and Puslinch are not able to accommodate 
multiple residential units to the same extent as serviced 
areas. 

1 The data is based on the increase in the average rent in 
Guelph between 2009 and 2011.

The City of Guelph’s Official Plan Amendment No. 48 in 
effect since June 2012  includes policies and a target to 
require 30% of new housing in the City to be affordable 
to low and moderate income households.  The target 
includes an annual target of 27% affordable ownership 
units and an annual target of 3% affordable rental housing 
units.  While not part of the annual affordable housing 
target, the creation of approximately 90 accessory 
apartment units annually will be encouraged.  The City will 
support the Service Manager in the achievement of the 
development of social housing.

B. AFFORDABILITY ANALYSIS

Rental
Using the average market rent as “affordable”, in 
2008/2009 the Wellington area has a slightly greater 
proportional supply of affordable rental units compared to 
the Guelph area.  About half of market rent units surveyed 
in the Wellington area in 2009 were affordable (priced at 
or below the average market rent) compared to Guelph 
where 41% of market rent units were available at or below 
$820 per month (just below the average market rent). 

In the Wellington area over three quarters of market rent 
units are affordable to tenant households with an income 
in the bottom 40% income levels.  In the Guelph area 
two thirds of market rent units are affordable to tenant 
households with an income in the bottom 50% income 
levels.  The supply of market rent units that are affordable 
to tenant households with incomes in the bottom 30% 
income levels is limited in the Wellington area (29% - 
although the supply is small) while only 3% are affordable 
to tenants in the bottom 30% income levels in the Guelph 
area.  

In the Wellington area, the supply of affordable one and 
two bedroom market rent units is more limited compared 
to other sized units (that is below the average market rent 
for that unit size).  In the Guelph area, there are fewer af-
fordable bachelor, one bedroom and three plus bedroom 
market rent units compared to affordable two bedroom 
units.

11.3 DEPTH OF AFFORDABILITY
Renters
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FACT:   

Affordable market rent options for tenant 
households with incomes in the bottom 20% income 
levels are virtually non-existent in the Wellington 
area (5%) and the Guelph area (less than 1% ).

FINDING:

The lack of market rent options for the lowest 
income households highlights the importance 
of an adequate supply of rent-geared-to-income 
housing for these households, as well as alternative 
accommodation such as rooming houses for one 
person households.    

FACT:   

 In 2006, 3,150 tenant households, 17% of all tenant 
households in the CMSM area with an average 
income of $12,000 to $13,000 per year pay 50% 
or more of their household income on housing 
and are at high risk of homelessness.  The greatest 
proportions of high risk tenant households are 
accounted for in Wellington North, Erin and Guelph. 
 
FINDING:

With such low incomes, these households have few 
affordable market rent options and represent the 
most immediate need for more geared-to-income 
rental housing.  

FACT:   

The annual income of fixed income tenant house-
holds (Ontario Works, Ontario Disability Support Pro-
gramme recipients, students receiving OSAP) as well 
as single seniors on Old Age Pension, and minimum 
wage earners is in the lowest income levels (bottom 
20%) in the CMSM area, resulting in very limited 
market rent options for these households other than 
shared accommodation or rooming houses.  

FINDING:

Poverty is the primary cause of housing affordability 
issues for households with incomes in the lowest 
income levels (bottom 30%).  Many such households 
have to pay a very high share of their income on rent 
and skip other basic necessities.



SUPPLY OF SOCIAL HOUSING 

Under social housing legislation in 2000, the province 
transferred responsibility for the administration and 
funding of 2,754 units (permanent) and 119 rent 
supplement units (non-permanent units in private 
market) of social housing to the municipal governments, 
with the County of Wellington as the CMSM for the 
Wellington and Guelph service area.  The CMSM social 
housing consists of public housing built 30 to 60 years ago 
and non-profit and co-op housing built in the early 1980s 
and early 1990s.  

Other subsidized rental units in the CMSM area which 
are outside the CMSM administration responsibility 
include two federal housing co-ops in Guelph, Marianne’s 
Place and Community Living in Guelph / Wellington and 
Canadian Mental Health Association.  In addition, there 
is an independent rental housing co-operative run by the 
Campus Co-operative of the University of Guelph. 

The Social Housing stock is aging and requires life-cycle 
major replacements in order to maintain the housing as 
adequate, suitable and affordable housing.  In 2012, the 
CMSM will be investing in asset management tools to 
monitor the building condition and the provider’s capital 
reserve levels in order to enable social housing providers 
to identify requirements for technical support and funding 
to complete capital repairs. 

As operating agreements expire in the next 5 to 10 years 
for 246 units in six federal social housing locations, 
solutions at the CMSM and the housing provider levels 
need to be considered in order to retain it as permanent 
social housing stock. 

WAITING LISTS FOR SOCIAL HOUSING

Applicants applying for social housing through the 
Centralized Waiting List are frustrated due to wait times.  
Annual updates required for managing the waiting list 
result in households dropping off the list.  Between 2007 
and 2011, an average of 111 households applied monthly, 
and an average of 33 households were housed monthly. 
The 2008 local priority rule changes have resulted in a 
significantly higher number of social housing applicants 
on the chronological wait list (by date of application) 
being housed.   

At the end of 2011, approximately 27% of the applicants 
were seniors, 37% were households with dependents and 
the remaining 36% were households without dependents.    
In the CMSM area, the highest unit demand is for one 
bedroom units coming from seniors households and 
households without dependents.  

• In 2006, the core housing need in Wellington is 
represented by 975 renters or 23.5% of renters 
(compared to 25.4% in 2001).  Within Wellington 
County, a ranking of the proportion of core housing 
need by municipality is Centre Wellington (460 
renters), Wellington North (225 renters), Minto (135 
renters), followed by Erin, Guelph/Eramosa, Mapleton 
and Puslinch.

• In 2006 and in absolute numbers, the proportional 
share of core housing need by renters in the CMSM 
area is 21% Wellington and 79% Guelph.

C.2 OWNER

Based on paying more than 30% of income on housing 
costs, 12% or 6,615 owner households in 2006 are at risk 
of losing their housing in the CMSM area compared to 
10% or 4,915 in 2001.  In 2006, these households have an 
average income of $50,920.   

Between 2001 and 2006, the most significant increase of 
high risk affordability by low income owner households 
occurred in Guelph (430 households or 33%), Puslinch (70 
households or 107%), Guelph/Eramosa (80 households or 
55%), and Mapleton (95 households or 316%). 

Canada Mortgage and Housing Corporation defines 
core housing need within the CMSM area in housing 
that falls below at least one of the affordability, 

adequacy or suitability standards.  The 2006 statistics for 
“owner households in Core Housing Need in Wellington 
County and Guelph” identify core housing need by 2,665 
owner households in the CMSM area.   All municipalities 
within the CMSM are below the Ontario average of 7.4% 
as follows: 

• In 2006, the core housing need in Guelph is 
represented by 1,630 owners or 5.4% of owners 
(compared to 4.8% in 2001)

• In 2006, the core housing need in Wellington is 
represented by 1,035 owners or 4.4% of owners 
(compared to 4.5% in 2001).  Within Wellington 
County, a ranking of proportion of core housing need 
by municipality is Guelph/Eramosa (220 owners), 
Centre Wellington (425 owners), Wellington North 
(135 owners), followed by Mapleton, Minto, Erin and 
Puslinch. 
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FACT:   

In the CMSM area, 5.8% or 3,185 owner households 
in 2006 are at high risk of losing their ownership 
homes as they pay more than 50% of their income 
on housing costs, compared to 5% in 2001 (2,425 
households).  This represents a five year increase of 
31% of high risk homeowners.  In 2006, these CMSM 
area households have an average income of $23,379. 

FINDING:

High risk affordability issues are occurring by low 
income owner households, particularly those with an 
average income of $23,379 or lower in 2006, such as 
one person households and seniors. FINDINGS:

Households facing the greatest affordability challenges 
include:

• Fixed income tenant households

• Minimum wage earners

• Single seniors (tenants and owners)

• Lone parent families (tenants and owners)

• Tenants face greater affordability challenges than 
owners

• Youth (children) and recent immigrants from 
outside Canada

FACT:   

No new permanent social housing (geared-to-income 
housing) has been built since 1995 due to lack of 
sustainable capital and operating funding from 
senior levels of government.  

FINDING:

The gap between geared-to-income rental housing 
supply and demand by low income households 
continues to widen since 1995, and needs are 
not being met due to lack of sustainable support 
from senior levels of government to increase the 
permanent supply of affordable housing. 

FACT:   

Between 2008 and 2011, one-time Provincial funding 
has been available to repair and upgrade aging social 
housing stock. 

FINDING:

 There are major concerns about future asset 
management solutions to address needed capital 
repairs once the social housing provider’s subsidized 
reserves have been depleted.   



2007-2009 COMMUNITY PLAN PREPARED AS PART OF 
THE HOMELESSNESS PARTNERING STRATEGY

The 2007-2009 Community Plan prepared as part of the 
Homelessness Partnering Strategy, identified the total 
homeless population to be 1,242 individuals, consisting 
of those living on the street and in short term or crisis 
sheltered for the CMSM area.  It is noted that there is no 
way of estimating the hidden segment of the homeless 
population.  Local area priorities for the funding under 
this programme focused on:

• The dramatic increase in mental health and addiction 
problems among homeless and at-risk populations.  

• Another trend that has come to light in recent years 
is the “cycle of homelessness” – individuals who are 
placed in affordable housing units are often evicted 
due to poor life skills, money management issues, 
mental health problems, etc.  

• Both these trends require additional supports 
for households with addiction and mental health 
problems, or life skill problems and assist them to find 
and maintain permanent housing.  

RURAL HOMELESSNESS STUDY (SEPTEMBER 2011) 

A Rural Homelessness Study was completed in 2011 
for the Wellington County area.   Triggers that lead to 
homelessness, including poverty, substance abuse, lack 
of well-paying jobs, lack of affordable and suitable rental 
housing, are on the rise in the Wellington area.  

Poverty and substance abuse as well as mental health are 

leading causes of homelessness particularly for young 
people.  Another factor is relational strife, including abuse 
and family breakdown.   Regardless of coping strategies, 
there is a strong preference for staying local and “making 
do.”

Four identified recommendations in the study are 
meant to initiate discussion as potential ways to help 
address service barriers and gaps, as well as improve the 
experiences of those who find themselves in homeless 
situations. 

These are:

• Improve the equity between Guelph and Wellington 
County, by offering more local “homeless and eviction 
prevention” services in rural areas.

• Promote practices that make the Employment & 
Income Support Programme more user-friendly and 
welcoming.

• Work with local youth service providers to provide 
youth with safe shelter alternatives as well as 
opportunities to play and learn life skills.

• Adopt a Housing First Policy. 

EMERGENCY SHELTERS

The CMSM administers the Emergency Hostel Services 
Programme and services to four shelter operators to 
provide Emergency Shelter services in 7 different locations 
to meet the needs of those experiencing homelessness 
on a temporary basis.   Funding is provided to the shelter 
operators on a per diem basis, and additional personal 
amounts are provided to the occupants.   

An Emergency Shelter Report by the CMSM in August 
2012 highlights areas of concern around rising usage and 
cost in the shelter system, with a challenge due to the 
increase in demographic of families accessing the system.

Average number of clients increased steadily from 
approximately 64 persons per night average in January 
2010 to approximately 107 in May 2012, an increase of 
67% across that time period.  

SUPPLY OF GOVERNMENT ASSISTED AFFORDABLE 
HOUSING

Between 2003 and 2011, multiple Canada-Ontario 
Affordable Housing programmes have primarily focused 
on households with moderate income ranges rather than 
higher need income households in a range of housing 
options including affordable rental, supportive rental, 
ownership and housing allowance throughout the CMSM 
area.

Since 2004-2005, approximately $27 million in Federal 
and Provincial capital funding has been provided for 
the CMSM service delivery area, of which 76% or $20.4 
million has been directly invested in projects and units 
in the City of Guelph and 24% or $6.3 million has been 
directly invested in projects and units in the County of 
Wellington.  More sustainable capital and operating 
funding is needed from the senior levels of government to 
increase the production of geared-to-income housing to 
meet the needs of low income households. 

1. AFFORDABLE HOMEOWNERSHIP

Over 70 new homebuyers with moderate incomes in the 
CMSM area were assisted into the ownership market 
between 2005 and 2011.  The homes purchased consisted 
of a split between resale and multi-residential new 
ownership housing.   Many single women entered into the 
homeownership market for the first time.  The average 
home purchasers’ incomes under the affordable initiative 
are $45,000.  Affordable homeownership purchases were 
made possible through partnerships with Options for 
Homes and Habitat for Humanity.   

2. AFFORDABLE NEW RENTAL AND SUPPORTIVE

Six newly built rental properties have been created for 
229 new affordable rental housing units in the CMSM 
area from 2004 to 2011.  Various partnerships were 
established between the six new rental housing owners 
and community agencies for support services to the 
tenants (for mental health, victims of domestic violence, 
developmental disabilities and acquired brain injuries).  
Various types of financial contributions beyond the federal 
and provincial incentives were made by the owners, 
agencies, and by the municipalities of Wellington County 
and City of Guelph for properties within each municipal 
area. 

3. VARIOUS RENT SUPPORT AND RENT SUPPLEMENT 
INITIATIVES

Between 2005 and 2012, various rent support and 
rent supplement initiatives have been offered through 
Provincial assistance, except one funded through 100% 
municipal assistance, in a direct or shared delivery 
approach with the CMSM.  All of these initiatives are not 
sustainable, with three of the six programmes offered for 
2 to 5 years with a planned expiry of funding, and the rest 
with funding to expire in 20 years or less.  New funding 
available under the Investment for Affordable Housing for 
Ontario in 2012 is being used to grandfather households 
with expiring housing subsidies, and is not creating any 
relief for additional households being served in 2012.  

For households on social assistance, housing allowances 
ranging from $100 to $250 per month has not been 
enough to address income affordability problems in rental 
housing as some are paying over 50% of their income on 
rent.  New guidelines under the Investment in Affordable 
Housing for Ontario funding for housing allowances and 
rent supplement allow the CMSM to set out more flexible 
requirements to fund the gap in housing affordability for 
the lowest income households.  
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FACT:   

The need for Social Housing rental accommodation 
remains strong with waiting lists relatively 
constant for assistance over the past five years by 
approximately 1,300 households at end of 2011, with 
active eligibility at 901 households.  

FINDING:

Wait times are among the longest compared to the 
majority of other communities across the province 
(2 to 9 years).  About 36% of the households on the 
waiting list are non-senior one person households, 
and many are discouraged by the long wait times for 
one-bedroom units (3 to 9 years).  



phase one consolidation of housing and homelessness 
programmes to be provided under a shared accountability 
framework for cost-shared programmes starting January 
2013.  The components which are part of the first phase 
of consolidation include:  Emergency Hostel Services 
(Shelters), Domiciliary Hostels, Provincial Rent Bank, 
Consolidated Homelessness Prevention Programme, 
Emergency Energy Fund, and the Community Start Up 
Maintenance Benefit (CSUMB).   

In 2012 and 2013, the CMSM is undertaking a review 
of operational and other requirements with agencies 
and the community to support consolidation and local 
flexibility of housing and homelessness initiatives with 
a view to better address local homelessness related 
priorities and to better meet the local needs.  

SHELTERS FOR VICTIMS OF DOMESTIC VIOLENCE

In the Guelph area, there is a 28-bed permanent women’s 
shelter where clients are supported to attain alternate 
accommodation.  In 2008, the shelter supported 185 
women and 104 children.  

A Rural Women’s Support Programme offers support 
services and assistance in accessing safe shelter and 
services throughout the Wellington area.  Few women 
from the Wellington area use the women’s shelter 
in Guelph.  According to the Women in Crisis staff, 
some women in the Wellington area access services 
in neighbouring municipalities while others choose 
temporary solutions in their home communities. 

A Transitional and Housing Support Programme offers 
a range of flexible no-cost services for women in the 
community who choose to live violence-free lives.  This 
service connects women with community supports and 
assistance, and serves women and their children who 
have left the shelter and need ongoing support. 

The Province has set a special priority for victims of 
domestic violence, who stay in shelters or may reside 
with their abuser, for priority access to permanent social 
housing vacant units.  Between 2007 and 2011, annual 
averages of 33% of the applicants housed in social 
housing were victims of domestic violence, with most 
referred from the Guelph-Wellington Women and Crisis 
organization for those living throughout the CMSM area. 

TRANSITIONAL HOUSING

Transitional housing is lacking in the CMSM area, and 
is an important part of the homelessness and housing 
continuum to bridge the gaps between emergency 
housing services and permanent housing.

The Rural Homelessness Study (September 2011) 
recommended that the CMSM consider working with 
local service providers to offer youth safe shelter 
alternatives, and  consider an alternate solution through 
the establishment of a “Host Home Programme” similar 
to the one offered by Bridging the Gap Halton.  

In 2007, the Wellington Guelph Drug Strategy Committee 
undertook an Environmental Scan/ Needs Assessment 
in order to establish a clearer understanding of the 
community’s perception of the programme regarding 
substance misuse and its impacts within the CMSM 
area.  One of the clear issues identified in this Needs 
Assessment was a lack of supportive transitional housing 
for people struggling with addictions.  

Currently, there is very limited transitional housing in 
the CMSM area for people facing mental health issues 
or other issues such as leaving abusive relationships.  In 
2012, two transitional housing programmes exist for 
supportive mental health and addiction supports.  

EMERGENCY SHELTERS CONTINUED

The average length of stay for individuals has remained 
fairly consistent around the 15 day mark between January 
2010 and May 2012.  This is in sharp contrast to the 
average stay per family which in 2009-2010 hovered 
around the 50 day mark and then increased significantly in 
2011-2012 to the 70 day mark.  Families therefore stay in 
the shelter system almost 5 times as long as individuals.

There are many complicating factors in sheltering families 
that contribute to their need for increased length of stay, 
including involvement with agencies such as Family and 
Children’s Services, complicated health and mental health 
issues and a lack of affordable housing options to move 
the family on.  

The demographic shelter users have changed over the last 
decade.  Historically shelters were often accessed by older 
single males.  Over the last two years, those accessing the 
shelter system have an average age of 30 or less. 

The Rural Homelessness Study (September 2011) also 
identified a profile of Wellington Shelter users.  A total 
of 72 households/individuals (including 20 dependents 
from the Wellington area visited the emergency shelters 
in Guelph in 2009-2010 – 54 to the adult shelters and 
20 to the youth shelter (this does not include users of 
the women’s shelter).  Some of these individuals stayed 
multiple times. 

DOMICILIARY HOSTELS

In recent years, domiciliary hostels have become 
permanent housing for a small number of vulnerable 

adults who are not eligible for longer term care, yet have 
a range of special needs, such as mental health issues, 
physical or developmental disabilities and the frail elderly.  

The CMSM has 11 agreements in place with retirement 
homes – 4 in Guelph and 7 in Wellington -  and an 
agreement with Wyndham House and provides funding 
on a per diem basis to approximately 140 individuals 
(depending on demand).

RESOURCES FOR HOUSING AND PERSONS WHO ARE 
HOMELESS

Several initiatives are used by individuals to get outreach 
support and financial assistance and who are low-income 
households and persons who are homeless.  

These include:

• Housing Help Centre – offers outreach services

• Provincial Rent Bank – offers payments for    
eviction rental arrears 

 - The Provincial Rent Bank fund has assisted over  
 480 tenant households in Wellington and Guelph  
 from November 2004 to April 2011.

• Emergency Energy Fund and other utility assistance 
funds limited assistance is provided to low-income 
tenants with utility arrears and deposits.  

 - The Provincial Emergency Energy Fund has   
 assisted 245 persons between 2008 and 2010. 

• Community Development and outreach workers in the 
CMSM area.

 -  In 2009-2010, a total of 242 Wellington   
 households access the Emergency Rent/ Utility   
 Bank operated by the Community    
 Resource Centre, and provides $325 in emergency  
 funds to help low-income households who cannot  
 pay their monthly rent or are in danger of having  
 utilities cut off.

In 2009, the Provincial Municipal Fiscal and Service 
Delivery Review report identified that housing and 
homelessness programmes will continue to be 
administered at the CMSM level.  

As part of its Long Term Affordable Housing Strategy in 
2011, the Province announced a commitment to a 
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FACT:   

The number of families staying in the system from 
January 2010 to May 2012 has increased steadily 
from an average of 15 to 33 per night, an increase of 
120% over that period. 

FINDING:

Feedback from the 2009 Housing Strategy public 
consultations indicates a need for more permanent 
emergency shelters, particularly in the Wellington 
area, plus more shelters for families. 

FACT:   

There is no permanent emergency shelter for victims 
of domestic violence in the Wellington area, and a 
need exists.  There is a need for more transitional 
housing for people facing health and other issues in 
the CMSM area.

FINDING:

The 2009 Housing Strategy public consultations 
provided a key message to expand emergency, 
supportive and transitional housing for at-risk 
populations.  



The 2009 consultations also identified a series of key 
messages such as:

• Expand outreach/support service works to assist with 
daily living for at-risk and vulnerable groups;

• Increase the supply of rent supplement and 
affordable apartments;

• Increase emergency financial assistance to tenants 
with housing - related costs;

• Encourage financial commitment from all levels of 
government; and,

• Expand emergency supportive and transitional 
housing for at-risk populations.

While other ideas were put forth, these will be included 
in the next stage in the development of the Housing and 
Homelessness Plan – namely, the development of a vision 
for affordable housing and homelessness as well as 
strategies to address outstanding needs. 

CONCLUSIONS 

1.  The CMSM area overall is generally in better shape 
economically than the Province as a whole.  Median 
incomes levels are higher than in the Province as a whole, 
unemployment rates are lower and poverty rates are 
lower than in the Province as a whole.   Nevertheless, 
there are a significant number of households who have 
housing affordability problems.

2.  Within the Wellington area, incomes are considerably 
higher in Erin, Guelph/Eramosa and Puslinch, and much 
lower in Minto and Wellington North.  Single person 
households and single parent households have the lowest 
incomes and also have the highest levels of housing 
affordability problems.  

3.  Despite the recovery from the 2008/2009 recession, 
the Ontario Works caseload has continued to increase and 
in 2011, there were close to 2,000 households on Ontario 
Works.  This may reflect the loss of manufacturing jobs in 
the Guelph CMA.

ACCESSIBLE AND SUPPORTIVE HOUSING

Accessibility modifications enable individuals with 
disabilities to live in the community with or without 
supports.  Eighteen permanent social housing providers 
offer a total of 131 modified units for persons with 
physical disabilities in the CMSM area.   

There are 57 permanent and up to 22 rent supplement 
units of supportive housing that is typically housing with 
on-site supports to individuals who require assistance 
with daily living in order to remain in the community.  
These supportive housing programmes are usually 
integrated into existing social housing or private landlord 
buildings because these clients/tenants are responsible 
for paying their own rent and may not be able to afford 
market rent.  Households apply for supportive housing 
through the agency providing the support services, not 

through the CMSM.  The agencies receive the support 
services funding from the Ministry of Health and Long-
Term Care and/or Ministry of Community and Social 
Services.

Supportive housing with higher levels of supports 
and services also exists in the Wellington and Guelph 
community.  It is expected that an updated inventory will 
be completed as part of the Housing and Homelessness 
Plan to identify these housing options along with other 
options along the housing continuum that are currently 
available within the community.

PUBLIC CONSULTATION IN FALL 2009

Prior to the completion of the Provincial Housing 
Consultations for their 2011 Long Term Affordable Housing 
Strategy, the CMSM proceeded with a CMSM community 
consultation and identified five strategic principles for the 
local CMSM Housing Strategy Update and input to the 
Provincial consultation before the end of 2009. 

A community CMSM consultation was undertaken in 
the fall of 2009 to validate the five strategic principles 
and obtain stakeholder input on key issues, gaps and 
recommendations.   The public consultations validated the 
strategic principles and prioritized its ranking as follows:

• Production of new affordable and social housing  

• Protection for persons who risk losing their homes or 
who are homeless

• Use of affordable housing implementation tools to 
facilitate a range of affordable housing

• Preservation of existing social and private rental 
housing

• Education, research and monitoring of affordable and 
social housing issues
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FACT:   

Social housing buildings offer increased accessibility 
features for both seniors and persons with 
disabilities than can generally be found in the local 
private market, and vacancy rates for modified units 
are low.   

FINDING:

During the 2009 Housing Strategy consultations, 
seniors identified that the majority of seniors want to 
age in their homes and remain in their communities.  
There is a need for more accessible housing options.  
Lack of accessibility can reduce social opportunities 
and increase social isolation. 

FINDING:

The following major issues and gaps were identified 
in the Fall 2009 community consultations:

• Affordability issues facing low-income tenants, 
including one-person households, lone parent 
households, seniors on fixed income and 
minimum wage earners;

• Shortage of rent-geared-to-income housing; 

• Social Assistance recipients, including those 
households receiving Ontario Works and 
Ontario Disability Support, face greater housing 
affordability challenges; 

• The need to lobby the Federal and Provincial 
governments for sustainable affordable and 
social housing funding and support; and, 

• Gaps in supports and affordable housing for 
vulnerable populations, including those with 
mental health disabilities, victims of violence and 
new immigrants. 



8. There is a need to preserve and protect existing private 
rental and social housing, including renovating existing 
social housing.

9. The increase in the older population means that 
there will be a need for more ground-related seniors’ 
developments, more apartment style condominium and 
rental developments, an increase in supportive type 
of residential developments where services are either 
available on site or delivered to individuals so they can 
live independently, and more seniors’ housing affordable 
to those dependent on government retirement income 
programmes. 

10. There is a need for more permanent emergency 
housing in the County of Wellington such as emergency 
housing for women and other at risk groups. Most 
permanent emergency housing is provided in the City of 
Guelph.

11. There is a need for more financial services to assist 
those at risk of losing their housing.

12. There is also a need for more transitional housing for 
those with special needs such as those with mental health 
issues or who are leaving abusive relationships.

13. There is a need to expand outreach/support services 
to assist with daily living for at-risk and vulnerable groups.

4. There is a need for a greater mix of housing types and 
densities in both the Wellington and Guelph areas in the 
future to meet the needs of changing demographics as 
well as to meet the need for affordable ownership and 
rental housing.  Future housing planning projections and 
targets for both the County and the City indicate that such 
changes in housing mix are being planned for.

5. There is a need to encourage the development of more 
affordable ownership housing in both the Wellington 
and Guelph areas to meet the needs of younger families 
and older adults.  In both the Wellington and Guelph 
areas new affordable ownership housing can be provided 
through apartment condominiums, townhouses and semi 
detached housing.  Based on future trends in residential 
development, the County is already shifting towards 
higher and medium development housing.  

6. There is a shortage of rental housing production in 
the CMSM area as evidenced by the tight vacancy rate 
and low levels of private rental production in recent 
years. Not only has there been insufficient rental housing 
being produced, but rental housing is declining due to 
conversions, particularly in the Guelph area.  More rental 
housing will be needed in the future including private 
rental housing.

7. While some “affordable” rental housing has been 
developed through the Canada-Ontario Affordable 
Housing Program, these levels have been insufficient to 
meet the growing need for such housing.  There is a need 
for more housing for rental housing that is affordable to 
those in the lowest third of tenant household incomes 
including those earning minimum wages and those on 
fixed incomes such as social assistance (Ontario Works, 
Ontario Disability Support Program) and Old Age Security/
GAINS. 
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CONTACT US

The Housing and Homelessness Plan is currently in 
the development process. This interim summary 
report is one of a series of reports coming out of the 
Housing and Homelessness Plan project.

We would like to hear from you.

Please contact the Housing and Homelessness Plan 
project team at:

Heather Burke, Director of Housing Services
T:  519.824.7822 x 4040
E:  heatherb@wellington.ca

Stuart Beumer, Director of Ontario Works
T:  519.837.2600 x 3065
E: stuartb@wellington.ca 

 www.wellington.ca


