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EXECUTIVE SUMMARY
urbanMetrics has been retained by the Town of Bradford West Gwillimbury (“BWG”) to
undertake a Seniors Housing Needs Assessment. The Seniors Housing Needs Assessment is
intended to:




Identify the size of the local seniors housing market;
Identify the types of housing and services desired by seniors; and
Determine what is affordable for seniors.

The purpose of the Seniors Housing Needs Assessment is to not only answer these questions,
but also forecast demand for seniors housing in BWG over the next several years and identify
any deficiencies in the supply of housing in draft approved and pending applications.
This executive summary provides a brief review of our key research findings and conclusions.

REPORT FINDINGS
DEMOGRAPHIC PROFILE OF BRADFORD WEST GWILLIMBURY RESIDENTS


During the 2006‐2011 Census period, BWG experienced population growth of over 800
persons per year, up dramatically from the previous Census periods. During the 2006‐
2011 period, BWG accounted for nearly 17% of all population growth in Simcoe County,
up from about 5% during the previous 15‐year period.



As is the case in many rural municipalities across Canada, single‐detached units in BWG
dominate the housing landscape. Single‐detached units have historically accounted for
about three‐quarters of household dwelling units in BWG. It is expected that single‐
detached units will continue to account for a large share of households by dwelling unit.



After averaging approximately 160 housing completions per year during 2000 to 2006,
annual housing completions doubled to about 320 units per year during 2007 to 2011.
Single‐detached dwellings continue to account for the vast majority of these
completions.



Single‐detached dwellings also account for over 90% of units in draft approved plans of
subdivision, while in pending applications, the share of single‐detached units declines to
54%, and semi‐detached and row units account for 40%, combined. The larger share of
semi‐detached and row units in pending applications is indicative of the higher density
forms of housing that municipalities are expected to accommodate, based on mandated
intensification targets contained in the Provincial Growth Plan.
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Tight rental market conditions exist in BWG. Over the past three years average monthly
rents have been on the rise. After being virtually flat from 2003 to 2009, average
monthly rent for one‐bedroom apartments have increased from $821 in 2010 to $855 in
2012. With no new private rental apartment construction in the development pipeline
in BWG, and an aging population base, rental market conditions will likely remain tight
for the foreseeable future.

DEMOGRAPHIC PROFILE AND HOUSING PREFERENCES OF PERSONS AGE 55 AND OVER IN
BRADFORD WEST GWILLIMBURY


Persons over the age of 80 represent one of the fastest growing segments of the
population in BWG. During the 1996 to 2011 period, the population age 55 and over in
BWG grew at an average annual rate of 5.5%. While over this same period, the 80 and
over age group grew at an average annual rate of 6.8%. The age group of 80 and over is
the key demographic for seniors’ residences. Therefore, there is expected to be strong
demand for this housing type in BWG.



There is a distinct relationship between age and the number of persons living in single‐
detached dwellings. In BWG, the share of the population living in single‐detached
dwellings peaks at 82.2% for the 55 to 59 age group, and then steadily declines to 67.4%
in the 85 and over age group.



There are well documented reasons for this trend of moving out of single‐detached
housing as people age. These include: (1) desire for a maintenance free lifestyle; (2)
freeing up equity from strong house price appreciation over the past decade; and (c) the
need/desire to reduce living expenses (i.e. property taxes and homeowner insurance).



In 2011, there were 31,070 persons in Ontario age 65 and over living in residences for
seniors (1.7% of all persons age 65 and over) and 84,870 persons age 65 and over living
in nursing homes, chronic care and long‐term care hospitals, categorized as “nursing
homes” (4.5% of all persons age 65 and over).



Capture rates in Simcoe County have been stable over the past five years, ranging
between 5.4% and 5.7%. However, the limited number of seniors’ residences spaces in
BWG has resulted in the local capture rate being significantly below the Simcoe County
average. Therefore, it is evident that there is demand for seniors’ residences spaces in
BWG that is not likely being adequately met.



Despite strong income growth in the 65 and over age group, the average income of BWG
residents age 65 and over ($28,985) remains somewhat below the provincial average
for this age group ($32,590). The 2005 average income level (based on the 2006
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Census) of BWG residents age 65 and over was 89% of the Ontario average for the same
age group.
HOUSING OPTIONS AVAILABLE TO SENIORS’


There are typically a variety of housing options available to seniors’ as they age. These
choices range from aging‐in‐place, to purchasing a new housing unit that is more
appropriate for seniors, to moving into rental accommodations.



Homeownership options available to seniors include freehold, condominium, life lease
or adult lifestyle communities.



There are currently no adult lifestyle communities in BWG. The closest communities are
Sandycove Acres in Innisfill and Briar Hill in Alliston.



Most of the adult lifestyle communities reviewed offer bungalow units in the form of
single‐detached, semi‐detached and townhomes. These communities are generally
condominium or land‐lease in tenure and offer smaller units for an affordable price.



Seniors’ residences are another form of housing available as people age. Seniors’
residences can be broadly defined as; independent living, assisted living, or long‐term
care. The difference between these housing options is the level of care desired by
residents.



Independent living facilities typically offer residents a minimum level of care and do not
include nursing supervision. Meals, housekeeping and laundry services are usually
available a la carte.



Assisted living facilities typically offer limited nursing supervision and daily meals for
residents.



Long‐term care facilities offer the highest level of supervision along the continuum of
care. These facilities provide three meals a day, and 24/7 nursing supervision.

RESULTS OF SURVEY AND STAKEHOLDER CONSULTATION


Overall, 33% of respondents to the BWG Seniors Housing Survey anticipate moving
from their current home in the next five years. At the time of the 2011 Census, there
were 8,245 people in BWG age 50 and over. Therefore, there could be as many as 2,750
people age 50 and over in BWG who anticipate moving in the next five years.
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Survey respondents who anticipated moving in the foreseeable future were asked the
most likely reason(s) for their decision. Downsizing was the reason selected most often
(40% of respondents), followed by “my current home is not appropriate for my needs”
(31%).



Nearly two thirds of survey respondents indicated that BWG was missing seniors’
residences (such as independent living or assisted living facility) in the community. This
was followed by the perceived need for an adult lifestyle community, with 59% of
respondents feeling it was missing in BWG.



Overall, 36% of survey respondents who indicated they wanted to move were most
interested in an adult lifestyle community option. Many of these respondents preferred
single‐detached bungalows or condominium apartment units in an adult lifestyle
community.



Condominium units were selected by 22% of respondents as the preferred housing
tenure if they anticipated moving. Many of the survey respondents who indicated a
preference for condominium tenure preferred apartment units. However, there was also
some interest in single‐detached bungalows and townhouse units that are condominium
in tenure.



Approximately 22% of survey respondents indicated a preference for rental
accommodations if they had to move from their current home in the foreseeable future.
Overall, nearly half (46%) of respondents who have a preference for rental
accommodations preferred to move into an independent living seniors’ residence. At the
present time, there are no independent living seniors’ residences in BWG. Seniors’ who
prefer this type of housing accommodation would have to leave the municipality.



The new home accessibility features desired most by BWG survey respondents was
main floor bedrooms/bathrooms and main floor laundry. This is consistent with the
strong demand for single‐detached bungalows among survey respondents.
Approximately one in three survey respondents selected smaller lot sizes and no stairs
as desirable features when looking for a new home.



Survey respondents were asked about their ability to pay the monthly costs associated
with their home. Approximately 82% of survey respondents who own their home
indicated they were comfortable with their monthly ownership costs or could afford to
pay more. Therefore, there is the potential for seniors in BWG to afford a home with a
similar price to their current home.



Survey respondents indicate the average value of their single‐detached home is
$417,000, followed by semi‐detached housing at $294,000 and townhouse units at
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$225,000. The average value of a condominium apartment unit in BWG is $200,000,
based on BWG survey responses.


Based on results of the stakeholder consultation session, about 2 in 3 attendees
indicated that there are not appropriate programs in place in BWG to help facilitate
seniors aging in place. The biggest impediment to seniors aging in place in BWG is the
lack of public transportation in the community. In‐home healthcare was also identified
as a program that was missing in BWG.



Similar to the stakeholder consultation session, ‘public transit’ was mentioned most
often by survey respondents as a way to improve the lives of seniors in the community.
Survey respondents specifically mentioned the need for bus routes to grocery stores and
healthcare facilities.

POPULATION, INCOME AND HOUSEHOLD PROJECTIONS


According to the Growth Plan, the Town of BWG is expected to achieve a population of
50,500 persons by 2031, up from about 29,250 in 2011. This represents a growth of
about 21,250 persons, or average annual growth of about 1,000 persons per year.



Ownership household growth in the 55 and over age cohort averaged approximately 75
households per year during 2006‐2011. Going forward, ownership household growth is
expected to increase to approximately 180 households per year in 2011‐2016, and then
peak at about 215 households per year during 2016‐2021.



Overall, BWG is expected to add approximately 3,000 owner‐based households age 55
and over during the 2011‐2031 period. Almost 84% of this growth is expected to be in
single‐detached units, with the majority of this growth occurring by 2021. Condominium
apartments are also expected to account for a sizable share of household growth in BWG
over the next 20 years. The following table summarizes the growth patterns for housing
growth among households aged 55 and up in BWG.
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Owner Household Growth in the 55 and Over Age Cohort, BWG
Single‐
Semi‐
Detached Detached

Row

Apartment
& Other

Total

Household Growth
2006‐2011

315

20

15

15

365

2011‐2016
2016‐2021
2021‐2026
2026‐2031

770
900
480
360

45
55
30
25

15
15
10
5

80
90
65
55

910
1,060
585
445

2,510

155

45

290

3,005

Growth 2011‐2031


There is expected to be a shift away from demand for single‐detached units in the 55
and over age group towards apartment units. While about 86% of ownership household
growth in the 55 and over age group was in single‐detached units during 2006‐2011,
this share is expected to moderate somewhat, falling to 80% by the 2026‐2031period.



While the share of ownership household growth in single‐detached and row units in the
55 and over age cohort is expected to decline through the forecast period, condominium
apartment units are expected to account for a larger share of household growth. During
the 2006‐2011 period, only about 4% of ownership household growth in the 55 and
over age cohort was in condominium apartment units in BWG. This share is expected to
increase to about 12% by the 2026‐2031period.



Based on results of our online survey, every respondent (100%) in the 55 and over age
cohort living in BWG indicated a preference for single‐detached bungalows over two‐
storey single‐detached housing. Based on these results, it could be expected that the
majority of the household growth in single‐detached units in the 55 and over age cohort
will be in bungalow units. While some of this demand will be satisfied by existing
bungalow units, there will also be considerable demand for newly constructed single‐
detached bungalows.



There is potential for greater demand for ownership semi‐detached and row units based
on the type of product being offered in the community. The popularity of bungalow
semi‐detached and row units has increased in recent years in Southern Ontario. These
units are generally condominium in tenure and mainly in adult lifestyle communities. It
is possible that if a developer marketed in this type of product in BWG, household
growth in semi‐detached and row units would exceed our projections.
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Overall, BWG is expected to experience demand for 295 new condominium apartment
units from the 55 and over age cohort during the next 20 years, with the majority of this
demand occurring by 2021. Since there has been relatively limited condominium
apartment construction activity in BWG over the past decade, it is possible that there is
a substantial amount of pent‐up demand for condominium apartment units in the
community.



The vast majority of renter household growth, nearly 70%, is expected to be in
apartment units over the 2011‐2031 period. Single‐detached rental units are expected
to account for about 26% of renter household growth over the 2011‐2031 period. The
existing stock of single‐detached units will likely account for a large share of this growth
in renter households.

Renter Household Growth in the 55 and Over Age Cohort, BWG
Semi‐
Single‐ Detached Apartment
Detached & Row
& Other

Total

Renter Household Growth
2006‐2011

20

5

40

65

2011‐2016
2016‐2021
2021‐2026
2026‐2031

45
60
30
25

15
15
0
(5)

110
135
95
85

170
210
125
105

160

25

425

610

Growth 2011‐2031


After single‐detached ownership units, rental apartment units are expected to be the
largest segment of household growth in BWG over the next 20 years in the 55 and over
age cohort. The segment is expected to experience growth of 425 households over the
20 year period. With rental market conditions already tight, there will be added
pressure for new rental apartment construction in BWG.



Currently there are only 22 spaces in BWG that would be classified as spaces in a
seniors’ residence. Demand for seniors’ spaces in BWG is expected to increase to 163
spaces by 2031, a growth of 141 spaces. Most of the demand for seniors’ residences
spaces is expected to occur between 2021 and 2031.



These projections likely understate actual demand for seniors’ residence spaces in
BWG. There has been no growth in seniors’ spaces in BWG over the past decade,
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therefore, BWG residents who wanted to move into a seniors’ residence needed to
leave the municipality.


It is forecast that BWG will require between 234 and 256 additional long‐term care
beds by 2031 to accommodate population growth in the community. It is expected that
most of the demand for long‐term care spaces will be required by the end of the
forecast period.



The single‐detached bungalow units currently being marketed by residential
developers in BWG are much larger and more expensive than the type of unit preferred
by BWG residents. Therefore, there is potential for a new home developer to market
more affordable single‐detached units on smaller lots, preferably in a condominium
development.



If a new home developer were to market bungalow semi‐detached and row units, there
would likely be considerable demand from BWG residents age 55 and over. Bungalow
semi‐detached and row units could likely be more easily offered at a price that BWG
residents are willing to pay. Bungalow semi‐detached and row units are also usually in
condominium communities, and would therefore offer buyers the maintenance free
lifestyle they desire.



A review of applications for draft approved and pending apartment units indicates that
BWG has an inadequate supply of condominium apartment units to satisfy demand.



Over the 2011‐2031 period, there is expected to be 425 additional households age 55
and over in rental apartment units, equivalent to about 21 new households per year.
According to the list of residential development applications, there are no rental
apartment projects proposed in BWG. Therefore, there is likely to be a significant
shortage of rental apartment units in BWG over the next 20 years.



Based on information provided by the Town, there are no approved, draft approved or
pending applications for independent/assisted living seniors residences or long‐term
care facilities in BWG. There is expected to be demand for an additional 140 to 200
spaces in independent/ assisted living seniors’ residences in the Town over the next 20
years. Therefore, there is likely sufficient demand to accommodate the construction of
a new facility in the Town.



There is also potential for people to move from neighbouring municipalities to a new
seniors’ residence located in BWG, if a new development was built. This will increase
the potential demand for a new facility.
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CONCLUSIONS
1. A review of current housing market conditions in BWG indicate that the types of
housing desired by seniors are in short supply.
2. The BWG housing market has fallen short of providing a broad range of housing options
that older adults need. In the coming years, these shortfalls will be amplified as a
growing share of baby‐boomers move into the 65 and over age group and require
housing that suits their accessibility needs.
3. BWG is expected to see the number of owner households age 55 and over swell by about
3,000 households by 2031. While the majority of this household growth is expected to
be in single‐detached units, the type of single‐detached housing in the pipeline for
development in the Town does not appear to meet the needs of seniors’ as they age.
4. Based on a review of draft approved and pending applications for condominium
apartment units in BWG, it is our professional opinion that some of these applications
will not be sufficient and/or appropriate to meet the demand for seniors.
5. With the current rental apartment market being extremely tight, there is virtually no
room to accommodate anticipated seniors housing growth in the existing stock of
housing. As such, there will be significant demand for new purpose‐built rental
apartments in BWG, notably in the 2016‐2021period.
6. If BWG does not provide an adequate range of housing choices to its seniors, the
community will increasingly lose long‐time residents to neighbouring municipalities
that have the type of housing products that address the lifestyle and physical design
requirements needed by seniors.
RECOMMENDATIONS
1. Town of BWG host a roundtable discussion with new home builders already operating
in the community to identify the types of housing needed in BWG over the next decade
and what can be done to accommodate demand.
2. BWG conducts a policy and land use analysis to identify potential sites for higher
density seniors housing and adult lifestyle communities.
3. BWG delegates a committee to partner with provincial seniors’ advocacy groups to
strengthen relations between in‐home care providers and the community.
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1 INTRODUCTION
1.1 BACKGROUND
In March 2013, The Town of Bradford West Gwillimbury (hereafter referred to as “BWG” or “the
Town”), retained the consulting services of urbanMetrics to prepare a Seniors Housing Needs
Assessment. Despite tremendous residential growth in BWG over the past several years, there is
anecdotal evidence that suggests that the Town is ‘losing’ long‐time residents to nearby
jurisdictions due to a pervasive lack of local housing options that caters to the needs of a
growing seniors population.
In response to the looming threat of losing more long‐time residents, Council appointed a
Seniors Housing Committee in 2011 to provide input and advice on how to accelerate housing
for senior citizens within the community. One mandate of this committee is to prepare a market
and demographic study that will bring clarity and understanding of the housing needs of the
aged within the community. The purpose of the Seniors Housing Needs Assessment is to address
this mandate.
While there is anecdotal evidence within the community that older seniors are leaving due to
lack of housing options, our market research suggests that most seniors in BWG love their
community and would prefer to stay if the appropriate types of housing were available.
Based on results of our online survey combined with a stakeholder consultation session, over
80% BWG residents age 50 and up believe that BWG is a great place for seniors to live. Of those
who disagree, many site the lack of seniors housing in BWG as a major impediment to seniors
living in the community. In addition, about 60% of attendees at the stakeholder consultation
session held by urbanMetrics on May 1st, 2013 identified seniors housing as either a “priority”
or “high priority” issue for the community, while only 15% felt that seniors housing is not an
issue. To this end, the Seniors Housing Needs Assessment will be an important step in
determining the market for seniors housing in BWG and to help identify any shortfalls in the
supply of housing going forward.

1.2 STUDY OBJECTIVES
The focus of our mandate as the Town’s consultant is to prepare a market and demographic
study that identifies deficiencies in the BWG housing market based on the expected demand for
various types of seniors housing in the community over the five, ten and twenty years. This
report will be brought to residential and seniors housing developers operating within BWG and
outside the community to demonstrate that there is significant demand for these various
housing types.
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Specifically, the questions to be answered by this report are:
1. What is the size of the local seniors market;
2. What type of housing and services are desired by seniors; and
3. What do seniors consider to be affordable when it comes to housing.
In addition to these basic questions, urbanMetrics have also been asked to help quantify the
demand for housing desired by seniors by 5‐year period to 2031.
As part of the Seniors Housing Needs Assessment, urbanMetrics has conducted an online survey
directed at BWG residents age 50 and over. The survey is intended to provide a clearer picture
of the types of housing they desire and at what price points they could afford. Our survey also
identifies the specific types of amenities seniors expect in new communities and the types of
services they are using now and the services they feel will improve the lives of seniors in BWG.
This report will be beneficial for residential developers and seniors housing advocates in
directly identifying the need for various types of housing aimed at seniors in the community,
and the types of accessibility options, amenities and services the expect in new housing
projects.
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2 DEMOGRAPHIC PROFILE
This chapter begins by providing a profile of population and household composition in the
Town of Bradford West Gwillimbury (hereafter referred to as “BWG”, or “the Town”) based on
data gathered from the Census of Canada. This chapter then goes on to review the housing
market conditions in BWG based primarily on third party data provided by the Canada
Mortgage and Housing Corporation (CMHC) and the Toronto Real Estate Board (TREB).

2.1 POPULATION PROFILE
2.1.1

TOTAL POPULATION GROWTH IN BWG

Over the 15‐year period from 1991 to 2006, population growth in the BWG has slowed. After
achieving averaging growth of 502 persons per year during the 1991‐1996 period, average
annual population growth slowed to 362 persons per year in the 2001‐2006 period. This
pattern has reversed dramatically however over the past five years. Between 2006 and 2011
the Town added an average of just over 800 new persons per year (Figure 2‐1). Over the past
five years, BWG has also captured a larger overall share of population growth within the
broader Simcoe County area. The Town accounted for nearly 17% of all population growth in
Simcoe County during 2006‐2011, up from about 5% during the previous 15‐year period.
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FIGURE 2‐1: AVERAGE ANNUAL POPULATION GROWTH AND SHARE OF SIMCOE COUNTY GROWTH,
BWG, 1991‐2011
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This rapid population growth can be explained by the registration of several large subdivisions
being built by Great Gulf Homes, Solmar, Brookfield Homes and others. It is important to note
that this growth trend is not expected to subside in the near future. While it may not be realistic
to expect growth levels advancing above the fifteen percent mark, it is anticipated that BWG will
continue to account for a very large share of future population growth within Simcoe County.
For instance, there are over 500 vacant (unbuilt) lots currently sitting in registered plans of
subdivision, over 2,200 units in draft approved plans of subdivision plus another ±1,900 units
in pending applications.
Based on typical person per unit (PPU) factors derived from the 2011 Census, these ±4,600
units could accommodate approximately +14,300 persons. Moreover, the population forecasts
contained within in the Growth Plan indicate that BWG is expected to account for 7.6% of the
total population in Simcoe County in 2031, up from 6.3% in the 2011 Census.
The “greying” of the baby‐boomer generation (specifically those born between 1946 and 1965)
is, and will continue to have significant impacts on the demographic profile of municipalities
across Canada.
BWG is no exception to this rule.
The scale of the impact is clearly illustrated in Figure 2‐2, which shows population by age group
in the last four Census periods. At the time of the 1996 Census, there was a distinct peak in the
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30‐44 age cohort. This peak progressively shifts to the right in each subsequent Census period,
indicating that the population is indeed aging.
In addition to the lateral shifts in the graph, the peaks are also trending vertically. This
indicates, quite clearly, that the Town is attracting baby‐boomers.
The profile of baby‐boomers will be examined in more detail later in this report.

FIGURE 2‐2: POPULATION BY AGE GROUP, BWG, 1996‐2011
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2.2 HOUSEHOLD PROFILE
This section examines Census data relate to dwelling type, tenure and household size in BWG.
2.2.1

DWELLING TYPE AND TENURE

As is the case with many smaller and more rural municipalities, single‐detached units in BWG
dominate the housing landscape.
Figure 2‐3 examines data from the Census of Canada on households by dwelling type. Single‐
detached units have historically accounted for about three‐quarters of all household
dwelling units in BWG. It is expected that single‐detached units will continue to account for a
large share of households by dwelling unit.

FIGURE 2‐3: HOUSEHOLDS BY DWELLING TYPE, BWG, 1991‐2011
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Figure 2‐4 illustrates household by tenure from the 1991 to 2006 Census of Canada. The trend
in BWG is unequivocally toward homeownership. Overall, about 83% of households in BWG
owned their home in 2006, up from 76% in 1991.
In BWG’s case, the preference for homeownership is also evident in the rental apartment
universe. Although data on housing tenure has not yet been released from the 2011 Census,
there was likely little to no growth in the number of rental households between the 2006 and
2011 Census of Canada. Based on data from CMHC, there were virtually no private rental
completions in BWG between 2006 and 2011. The only rental units completed during this
period was a 25 unit ‘affordable apartment’ building at 100 Miller Park Ave. The 2006 to 2011
period was also a period of historically low interest rates, which may have enticed many renter
households to move into ownership housing.

FIGURE 2‐4: PRIVATE HOUSEHOLDS BY TENURE, BWG, 1991‐2006
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2.2.2

NUMBER OF PEOPLE IN PRIVATE HOUSEHOLDS AND LIVING ARRANGEMENTS

Figure 2‐5 presents data from the Census of Canada on households by household size. The data
clearly suggest that, since 1996, one person and two person households have accounted for
a growing share of all households in BWG, increasing from about 38% combined in 1996 to
almost 46% in 2011.
The increase in smaller households has created downward pressure on average household size
with averages shifting from 3.1 persons per unit (“PPU”) in 2001 to 2.9 PPU in 2011. One
rationale for the shift to smaller household sizes is the children of baby‐boomers leaving the
family home.
FIGURE 2‐5: HOUSEHOLDS BY HOUSEHOLD SIZE, BWG, 1996‐2011
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2.3 BWG HOUSING MARKET
This section provides an overview of housing completions from CMHC as well pricing for new
and existing houses in BWG. It also reviews the rental apartment market, including the number
of rental apartments, the vacancy rate and average monthly rent. It also examines the supply of
housing in BWG.
2.3.1

NEW HOUSING CONSTRUCTION

After averaging approximately 160 housing completions per year during 2000 to 2006, annual
housing completions in BWG doubled to about 320 units per year during 2007 to 2011.
Figure 2‐6 illustrates that single‐detached units have clearly dominated the housing
construction market. However, in recent years, semi‐detached and row units have accounted for
a small but visible share of housing completions after being virtually non‐existent in the early
part of the decade.

FIGURE 2‐6: HOUSING COMPLETIONS BY UNIT TYPE, BWG, 2000‐2012
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Figure 2‐7 illustrates the number of residential units embedded within registered plans of
subdivision by year of registration and unit type.
Between 2007 and 2012, about 485 units were registered per year, compared to about 120
units per year during 2000 to 2006. At the end of 2012 there were nearly 500 units in
registered plans of subdivision that were un‐built.
FIGURE 2‐7: HOUSING UNITS REGISTERED, BWG,1988 TO 2012
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Source: urbanMetrics inc. based on information supplied by the Town of Bradford
West Gwillimbury

In addition to vacant lots in registered plans of subdivision, there are also about 2,200 units in
draft approved plans of subdivision and over 1,800 units in pending applications. The
breakdown of units by unit type in draft approved subdivisions and pending applications are
illustrated in Figure 2‐8 and Figure 2‐9, respectively.
Single‐detached units account for over 90% of units in draft approved plans of
subdivision, while in pending applications, the share of single‐detached units declines to
51%, and semi‐detached and row units account for 40%, combined. The larger share of
semi‐detached and row units in pending applications is indicative of the higher density forms of
housing that municipalities are expected to accommodate, based on intensification targets
established in the Growth Plan.
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FIGURE 2‐8: UNITS IN DRAFT APPROVED PLANS OF SUBDIVISION, BWG, 2012
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FIGURE 2‐9: UNITS IN PENDING APPLICATIONS, BWG, 2012
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2.3.2

NEW AND EXISTING HOUSE PRICES

Our research indicates that the average price of a newly built single‐detached house
appreciated at an average annual rate of 2.9% over the 2006 to 2012 period. This is only
slightly faster than the general inflation rate. However, when compared to the GTA average
gains, BWG’s price appreciation is modest, as the difference in new house prices between BWG
and the GTA grew in every year.
For instance, in 2006, the average newly absorbed single‐detached house in Bradford was about
$92,500 lower than the GTA average. In 2012, the difference was almost $235,000. Therefore,
while new single‐detached house prices in BWG have been increasing faster than inflation over
the past six years, they have been increasing at a slower rate than the GTA overall.

FIGURE 2‐10: AVERAGE ABSORBED NEW SINGLE‐DETACHED HOUSE PRICE
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Figure 2‐11 presents data from the Toronto Real Estate Board (TREB) on the average existing
house prices in BWG and the GTA. Similar to new house prices, the gap in existing house
prices between BWG and the GTA has widened over the past decade, but not to the same
extent as for new house prices. The price gap actually declined in 2012, but this is likely due
to the very large number of condominium apartment sales in the GTA in 2012, which exerted
downward pressure on overall existing house prices.
Over the 2006 to 2012 period, existing house prices in BWG have increased at an average
annual rate of about 7.0%, outpacing increases in new home prices.
Compared to GTA municipalities, the average price of an existing home in BWG in 2012
was lower than municipalities in Toronto, Halton Region, Peel Region and York Region.
Compared to other Simcoe County municipalities tracked by TREB, the average price of an
existing home in BWG was lower than Adjala‐Tosoronito, but higher than Essa, Innisfil and New
Tecumseth.

FIGURE 2‐11: AVERAGE RESALE HOUSE PRICE, BWG AND GTA, 2003‐2012
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2.3.3

RENTAL APARTMENT UNIVERSE, AVERAGE VACANCY RATE AND AVERAGE MONTHLY
RENT

One and two‐bedroom apartment units account for about 90% of all purpose‐built rental
apartment units in BWG (Figure 2‐12). It is also worth noting that only 55 units have been
added to the rental apartment universe since 2003. While there has been some variation in the
number of units from year to year, it is likely due to data suppression by CMHC.
FIGURE 2‐12: PRIVATE RENTAL APARTMENT UNIVERSE, BWG, 2003‐2012
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The rental apartment market in BWG has been extremely tight over the past three years,
with a vacancy rate below one percent. On average, there have only been about six vacant
rental apartment units in the Town at any one time during 2010 to 2012. Before 2010, vacancy
rates in BWG were generally higher, especially for two‐bedroom apartment units.
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FIGURE 2‐13: VACANCY RATE, ONE AND TWO‐BEDROOM RENTAL APARTMENTS, BWG, 2003‐2012
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Tight rental market conditions over the past three years are reflected in the increase in
average monthly rent. After being virtually flat from 2003 to 2009, average monthly rent
started to increase in 2010. It should be noted that the data in Figure 2‐14 is only for private
rental apartments and not affordable rental apartments, such as the project completed at 100
Miller Park Avenue.
FIGURE 2‐14: AVERAGE MONTHLY RENT, ONE AND TWO‐BEDROOM APARTMENTS, BWG, 2003‐
2012
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3 DEMOGRAPHIC PROFILE OF PERSONS AGE 55 AND OVER IN
BWG
3.1.1

POPULATION GROWTH: 55 + AGE GROUP

Although BWG accounted for a declining share of the total population growth in Simcoe County
over the 1996 to 2006 period, as shown earlier in Figure 2‐1, the Town’s share of population
growth in the 55 and over age group increased in the past three Census periods.
As illustrated in Figure 3‐1, Bradford’s share of population grow in Simcoe County in the 55
and over age group increased from 4.8% during 1996 to 2001 to 7.2% during 2006 to
2011.

FIGURE 3‐1: POPULATION AGE 55 AND OVER AVERAGE ANNUAL POPULATION GROWTH AND
SHARE OF SIMCOE COUNTY, BWG, 1996‐2011
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Although there is anecdotal information that long time residents have had to leave the
community to find adequate housing, Figure 3‐2 indicates that the 80 and over age group
represents one of the fastest growing segments of the population.
During the 1996 to 2011 period, the population age 55 and over in BWG grew at an average
annual rate of 5.5%. Over this same period, the 80 and over age group grew at an average
annual rate of 6.8%. While Bradford has been able to absorb the growing population age 80 and
over, this report will review and determine whether this growth is manageable or sustainable
given the existing housing supply.
To better understand why the 55 and over population in BWG grew faster than the Simcoe
County average, we canvassed residents by way of a survey. Specifically, survey respondents
age 55+ were asked: What was the primary reason they moved to BWG? Many respondents
indicated housing affordability as a deciding factor. Proximity to family (children and
grandchildren) was also a frequent response.
While the 80 and over age group has been one of the fastest growing segments of the population
(in percentage terms), people aged 55 to 64 have accounted for the largest share of growth (in
absolute terms). Over the 1996 to 2011 period, the 55 to 64 age group grew at an average
annual rate of 6.3%. This age group accounted for almost 60% of persons age 55 and over.
FIGURE 3‐2: POPULATION AGE 55 AND OVER, BWG, 1996‐2011
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4 HOUSING PREFERENCES OF PEOPLE AGE 55 AND OVER IN
BWG
4.1 HOUSING PREFERENCES OF THOSE AGE 55 AND OVER
Figure 4‐1, illustrates a distinct relationship between age and the population living in single‐
detached housing. It should be noted that this data pertains only to the population in private
dwellings and exclude the population in collective dwellings (e.g. seniors residences, long‐term
care facilities, group homes, prisons, etc.). Figure 4‐1 illustrates that in Ontario, the share of the
population living in single‐detached houses increases from a low of about 47% for the 25 to 29
age group and peaks at 67.6% for the 55 to 59 age group. After age 59, the share of the
population living in single‐detached units steadily declines to 55.9% in the 85 and over age
group. Figure 4‐1 illustrates a similar trend in BWG, with the population in single‐detached
units peaking at 82.2% for the 55 to 59 age group, and then steadily declining to 67.4% in the
85 and over age group.
FIGURE 4‐1: SHARE OF POPULATION IN SINGLE‐DETACHED PRIVATE HOUSEHOLDS, ONTARIO AND
BWG, 2011
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Source: urbanMetrics inc. based on 2011 Census of Canada

There are well documented reasons for this trend of moving out of single‐detached housing as
people age. These include; desire for a maintenance free lifestyle; freeing up equity from strong
house price appreciation over the past decade; and reducing living expenses (i.e. property taxes
and homeowner insurance).
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But what type of housing are people moving into as they age?
Figure 4‐2 illustrates the population in BWG by dwelling type and age (excluding single‐
detached units, which were illustrated earlier in Figure 4‐1). These data indicate that similar to
single‐detached units, as people age they tend to move out of semi‐detached and row units.
There does not appear to be a correlation between age and living in an apartment duplex. There
is, however, a correlation between age and living in a low‐rise apartment.
FIGURE 4‐2: SHARE OF POPULATION IN PRIVATE HOUSEHOLDS BY DWELLING TYPE, BWG, 2011
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The share of the population living in low‐rise apartment units increases significantly
after age 59. Increasing from 2.3% in the 55 to 59 age group and peaking at 16.3% in the
85 and over age group. There is a similar trend in high‐rise apartments, where the share peaks
at 6% in the 80 to 84 age group, but declines slightly in the 85 and over age group. It should be
noted that there is a small sample size for low‐rise and high‐rise apartments, as these two
dwelling types housed 2.8% and 2.2% of the local population, respectively. However, these
trends are broadly consistent with other municipalities across Ontario. One key difference with
the provincial average is that the share of seniors (those 65 and over) living in high‐rise
apartment units is higher than those living in low‐rise apartment units. The reason for this
likely attributed to two factors. First, it could be due to the more limited supply of high‐rise
apartment units in BWG, where they only account for about 3% of the housing stock compared
to about 16% at the provincial level. Or, second, it could also be due to the gross monthly rent
or locational attributes of the high‐rise apartment stock in Bradford, as they could command
high rents or are located further from the downtown core than low‐rise apartment units.
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4.1.1

TENURE

Figure 4‐3 presents data from the 2006 Census of Canada on households by tenure and age in
Ontario and BWG. The graph illustrates that as people get older the ownership rate plateaus and
then begins to drop.
In Ontario, the share of persons living in owner‐occupied housing peaks at about 80% in the 55
to 64 age group then gradually declines to 72% in the 75 and over age group. The trend is
similar in BWG, where the propensity for ownership housing peaks at 88.4% in the 45 to 54 age
group, and then declines to 79.4% in the 75 and over age group.
FIGURE 4‐3: SHARE OF HOUSEHOLDS BY TENURE, ONTARIO AND BWG, 2006
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Source: urbanMetrics inc. based on 2006 Census of Canada

The higher propensity for ownership housing in BWG, compared to Ontario is likely due, in part,
to the limited supply of rental housing, but is also likely due to the relative affordability of
ownership housing, compared to other municipalities in the province. Therefore, there may be
seniors in BWG who would prefer to live in rental housing, but are unable to, due to the limited
supply.
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4.1.2

COLLECTIVE DWELLINGS

In addition to seniors living in private dwellings (which includes both ownership and rental
housing), there are also seniors living in specialized seniors housing residences, nursing homes,
chronic care or long‐term care facilities, all of which the Census categorizes as “collective
dwellings” 1.
Data from the 2011 Census of Canada indicate that there were 31,070 persons in Ontario age 65
and over living in residences for seniors (1.7% of all persons age 65 and over) and 84,870
persons age 65 and over living in nursing homes, chronic care and long‐term care hospitals,
categorized as “nursing homes” (4.5% of all persons age 65 and over) (Figure 4‐4). Detailed
data on the population in collective dwellings is not available from Statistics Canada for BWG.
However, with only one seniors residence and one long‐term care facility, at this level, the data
would provide little insight.
FIGURE 4‐4: SHARE OF THE POPULATION AGE 65 AND OVER IN RESIDENCES FOR SENIORS AND
NURSING HOMES BY AGE GROUP, ONTARIO, 2011
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The share of the population age 65 and over in residences for seniors and nursing homes
increases gradually from 0.7% in the 65 to 69 age group, to 3.7% in the 75 to 79 age group. The
share increases more quickly after age 80. This is likely due to the greater likelihood of seniors

1 Statistics Canada acknowledges that it can be difficult to differentiate between collective dwellings such as residences for seniors,
nursing homes and long‐term care hospitals. Therefore caution should be used when drawing conclusions from these data.
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living alone as they age or being unable to care for themselves. In each age grouping, nursing
homes account for the majority of seniors living in collective dwellings.
The Census of Canada provides more detailed information on the living arrangements of the
population age 65 and over in residences for seniors. These data are illustrated in Figure 4‐5
and indicated that most people age 65 and over in seniors residences live alone. Many of these
people are likely widowed. Therefore, one of the factors that may ultimately make someone
decide to move into a collective dwelling may be if they are widowed and living alone.
Based on data from the 2011 Census, approximately 74% of the population age 85 and over in
BWG are widowed. This share is higher than Ontario overall (63%). Therefore, there may be
additional/immediate demand for seniors accommodations in BWG if they were available.
FIGURE 4‐5: LIVING ARRANGEMENTS OF PERSONS IN RESIDENCES FOR SENIORS, ONTARIO, 2011
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1
2

Includes married spouce or common‐law partner.
Includes living with adult children, with relatives or non‐relatives.
No married spouces or common‐law partner of the person is
present.
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4.1.3

SENIORS HOUSING

Once a year, CMHC publishes a Seniors Housing Report2. This study examines the seniors
housing market across Canada, including variables such as vacancy rates, number of seniors
housing spaces, average rents and capture rates3. CMHC reports data from Simcoe County as
follows: the City of Barrie and the rest of Simcoe County, the latter of which includes BWG4.
Figure 4‐6 illustrates the vacancy rate for seniors housing spaces in Simcoe County, the GTA and
Ontario. The vacancy rate for seniors housing in Simcoe County has generally been steadily
increasing since 2002, mainly due to the construction of new seniors housing spaces that have
been absorbed by the market more slowly than the increase in seniors housing residents. The
vacancy rate in Simcoe County has been similar to the overall GTA vacancy rate, and both areas
are slightly higher than the Ontario average since 2010.
FIGURE 4‐6: VACANCY RATE, SENIORS HOUSING, SIMCOE COUNTY, GTA AND ONTARIO, 2002‐2012
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Capture rate has been stable in Simcoe County, ranging between 5.4% and 5.7% over the past
five years. Based on data from the Seniors Housing Report, there are 10 seniors housing
residences in the City of Barrie and 23 in the rest of Simcoe County. In the rest of Simcoe
County, these 23 seniors housing residences have, on a combined basis, 1,326 spaces and 1,122
residents, for a vacancy rate of 20.3%. Based on discussions with seniors housing providers in

2

Before 2009, this publication was called the Retirement Homes Report.

Capture rate refers to the ratio of the total number of residents living in a survey universe divided by the estimated population age
75 and over, expressed as a percentage.

3

4

CMHC only began reporting “rest of Simcoe County” separately in 2009.
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BWG, out of the 268 spaces in LeBlanc Resthome and Bradford Valley Specialty Care, there are
no vacant spaces and both residences have a waiting list.

4.2 INCOME LEVELS
Figure 4‐7 presents data from the 2001 and 2006 Census of Canada for average incomes levels
in 2000 and 2005. These data illustrate that between the two Census periods, the average
income level of BWG residents increased at a faster rate than the province of Ontario. In BWG,
the 65 and over age group actually had the fastest growing average income of the age groups
shown.
Despite strong income growth in the 65 and over age group, the average income of BWG
residents age 65 and over remained below the provincial average. The 2005 average
income level (based on the 2006 Census) of BWG residents age 65 and over was 89% of
the Ontario average. In fact, at the time of the 2006 Census, this was the only age bracket
shown were average income was below the provincial average.

FIGURE 4‐7: AVERAGE INCOME, BWG AND ONTARIO, 2001 AND 2006 (2000 AND 2005 INCOME)
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Source: urbanMetrics inc. based on data from 2001 and 2006 Census of Canada
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5 HOUSING OPTIONS AVAILABLE TO SENIORS
The following section reviews the types of housing typically available to seniors and the
competitive supply of various housing options in Simcoe County and northern York Region.

5.1 MARKET HOUSING
5.1.1

AGE IN PLACE

It is estimated that in less than 25 years, more than a quarter of our population will be over 65.
However, Aging in Place or, Aging at Home as is known in Canada, remains a relatively new
strategy in Ontario. In the U.S, Aging in Place has roots in urban planning, health care and in
community governance, while the term Aging at Home in Ontario predominantly makes
reference to the efforts spearheaded by the Local Health Integration Network (LHIN). In that
spirit, the premise of an Aging at Home Strategy has two tracks. First, it promotes social and
personal well‐being. Second, it seeks to address the mobility and design challenges faced by
seniors within the confines of a conventional home. Both tracks are equally critical. And in order
for the strategy to work, it is crucial that all elements of society, including the combined efforts
of communities, developers, architects and the construction industry to ensure that our aging
population as adequately and appropriately housed.
Social and Personal Well‐Being
An aging population is synonymous with rising health care costs. To put this in perspective, we
know that the top 10 percent of aging Ontarians characterized as having “the most complex
health issues” are responsible for roughly 60 percent of our annual spending on health care. At
the same time, “the healthiest” 50 percent of seniors account for roughly 6 percent of our
overall spending on health care for older adults. In a study recently completed for the Ministry
of Health and Long‐Term Care, the authors found that healthy living spanned beyond traditional
health care needs and included access to housing, transportation, community services, etc. It is
the strength of such community infrastructure that will enable older adults to age in place and
enjoy fully the benefits of their community.
This study makes a number of recommendations, including:





Health & Wellness by staying active in one’s older age through physical activity,
volunteer work, continuous learning, and meaningful employment;
Enhance the provision of home and community care services such as non‐medical home
care services, shopping assistance, housekeeping assistance, meal preparation, and
transportation services to commercial amenities and appointments; and
Enhance Ontario’s Long‐term Care Home Environments by developing the local capacity
to meet the needs of current and future long term care populations who could be better
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supported in supportive housing, assisted living residential environments, or in their
own homes with home care.
Mobility and Design Challenges
The Canadian population is aging at a rapid rate, and the physical changes associated with aging
will create increasing pressures on all professions related to the development industry.
Common physical barriers such as narrow doorways and hallways, light switches that are too
high, steps at the front entrance, or doorknobs that are hard to reach are more easily addressed
at the initial design stage. The same is true for structural barriers such as stairs; high cabinets
and high countertops will require retrofitting. With those inevitable challenges in mind, Lifelong
Homes is a program that explore the benefits of visitability (visitable housing), accessibility and
universal design to ensure seniors can remain in their own homes and as part of their
communities for as long as possible. Here is a brief description of each of the three basic
concepts of the Lifelong Home
Visitability: is a design strategy that focuses on three main features within a home – a zero‐
entrance step, wider doors, and a bathroom on the main floor – that allow people with
disabilities, including seniors with limited mobility, to enter the first floor of a home.
Accessibility: is broader than visitability and applies to a variety of products, including
housing. Accessible housing is intended to make features within the home accessible for people
of all ages and mobility levels. With accessible housing, people can access most of the
necessities within a house, including the kitchen, bathroom and bedroom.
FlexHousing™: is a term coined by CMHC to describe housing that is designed from attic to
basement to easily adapt to changing lifestyle requirements. In the United States, FlexHousing™
goes by the name “adaptable design” and Lifetime Homes in the U.K. The principles of
FlexHousing™ are based on the “4 A’s” of; Aesthetics, Adaptability, Accessibility and
Affordability.
The principles of FlexHousing™ can be accommodated many forms of housing, such as
bungalows, condominium apartments or two‐storey homes. FlexHousing™ includes features
such as; 1) doorways that are 34 inches wide, 2) stairs that are at least 43 inches wide, 3) light
switches that are readily accessible from both a standing and sitting position, and 4) structural
reinforcement of walls that permit the installation of grab bars and support aids. Many of these
features are already defined or required in existing building standards. A report by CMHC states
that FlexHousing™ can “contribute to neighbourhood stability and a sense of community that
benefits both consumers and the bottom line.”5
Universal Design: is a relatively new concept that goes beyond mere visitability and
accessibility and aims to create housing and environments that can be used by people of all

5 FlexHousing™: Building Adaptable Housing, Socio‐economic Series 73, Canadian Mortgage and Housing Corporation, December
2000. pp.3

35

Seniors Housing Needs Assessment, Bradford West Gwillimbury

ages, abilities and mobility levels, without the need for adaptation or specialized design.
Universal design focuses on creating homes that are comfortable, attractive, safe and usable by
everyone at every stage of life.
One of the most compelling arguments in support of the Lifelong home is its cost. Although
some design features such as elevators or roll‐in showers are seen as expensive, many of the
basic features of the lifelong home are relatively inexpensive when the homebuyer plans ahead.
For example, zero‐step entry, main floor bathroom, wider doorways and hallways at the design
phase add only nominal costs to the construction. When dealt with at the design phase, these
features can be made attractive and functional. On the other hand, the cost of inaccessibility
goes beyond the physical retrofitting of a home, it also includes risk of injury and additional
financial stress on the health care system.
In 2008, the province of Alberta spent an estimated $96 million on seniors falls, with an average
cost of admission in the range of $15,500. As a result, it is in the best interest of both
homebuyers and the community at large to advocate for housing that meets the needs of all.
5.1.2

CONDOMINIUM APARTMENTS AND RENTAL APARTMENTS

As older adults age, many prefer to stay within their own homes for as long as they can.
Condominium apartments and rental apartments provide two housing types that enable older
adults to stay within their homes, longer. These housing types are generally associated with
lower capital and operating costs, little to no yard maintenance, and present fewer mobility
challenges than traditional ground‐related housing. For example, Life lease housing and Social
Housing in either condominium or rental tenure will provide older adults with affordable
housing.
Life Lease housing provides affordable housing for older adults. Typically, this type of project is
spearheaded by a charitable organization (e.g. housing corporation, church or faith
organization) which sponsors the project and oversees the development and ongoing
management. Ownership of the lease remains in the name of the sponsoring organization.
Residents pay an initial investment at the beginning of construction and are also responsible for
a monthly occupancy fee. Should the residents wish to leave, they can sell the right to occupy
the unit, and subsequently earn a return on their initial investment.
Social Housing is usually divided in four different types:


non‐profit housing: is owned and managed by either the municipality or a private not‐
for‐profit entity (i.e. faith organization or charitable organization)



co‐operative housing: is owned and controlled by the residents, who are voting
members and assist with the daily operations.
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rent supplement: agreements allow lower‐income people to access housing in the
private sector in which they pay 30% of their income towards rent.



housing allowance: are a fixed subsidy provided by government to a private landlord
to reduce the rent of the person living in the housing.

Life Lease and Social Housing provide many advantages for older adults, particularly those that
are interested in downsizing. The advantages include: a large number of location options,
pleasant amenities, peer‐to‐peer companionship, reduced maintenance and cleaning and on‐site
facilities. Other positive aspects of renting or owning a smaller dwelling unit include easy
mobility to move closer to children and grandchildren or enter a community that provides more
services.
5.1.3

ADULT LIFESTYLE COMMUNITIES

As the name entails, Adult lifestyle communities are communities typically geared toward
retired individuals. These communities provide a generous assortment of cultural, leisure and
recreational amenities to support local residents.
Adult lifestyle communities generally promote a leisurely pace of life, friendship and
camaraderie with neighbours, and tend to be situated in areas rich with natural amenities
(parks, ravines, golf courses, lake fronts etc.).
While many communities promote the presence of on‐site/on‐call health care practitioners to
serve the community, it is implicit that residents do not require sustained medical attention or
supervision. The emphasis is very much built around independent living.
At the present time, there are no adult lifestyle communities in BWG.
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The following section describes eight adult lifestyle communities located in the vicinity of BWG,
including those in the Simcoe County and York Region. Figure 5‐1 illustrates the location of
these developments. The description includes the unit types in each development, the amenities
offered in the community and unit sizes and price ranges, where available.
FIGURE 5‐1: SELECTED ADULT LIFESTYLE COMMUNITIES, SIMCOE COUNTY AND YORK REGION
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Source: Google Maps
Sandycove Acres (#1) is a master planned community located in the rural community of
Innisfil, approximately 25 kilometres south of Barrie. Sandycove is comprised of more than
1,200 factory‐built single‐detached bungalows. While the community is now built‐out, there are
units available for resale. Community amenities include three recreation centres, two swimming
pools, shuffleboard courts, a library, walking trains and garden plots.
Resale homes in community are available at a variety of sizes and prices. Based on available
listings, two‐bedroom unit prices start at $99,000 for an 820 sq.ft. unit to $249,900 for an
1,460 sq.ft. unit. There are also one‐bedroom plus den units available, starting at $98,900 for a
920 sq.ft. unit to $118,900 for a 1,012 sq.ft. unit.
Briar Hill (#2) is a located near the town of Alliston approximately 45 minutes from Toronto.
The community offers a mix of single‐detached, semi‐detached and apartment units, which

38

Seniors Housing Needs Assessment, Bradford West Gwillimbury

when fully built‐out, will accommodate 1,200 people. Community amenities include 45‐holes of
golf, a multi‐purpose sports and leisure dome offering indoor tennis, squash, and racquetball,
and a swimming pool, and two NHL‐size ice surfaces. The community also offers spa facilities
and three dining establishments. The community offers a variety of single‐detached bungalow
units, some with optional lofts.
Prices for single‐detached units in the community start at $349,900, with unit sizes ranging
from 1,299 to 2,086 sq.ft. There are also a variety of semi‐detached bungalow units in the
community. Semi‐detached bungalow units range in size from 1,285 to 1,725 square feet, with
some units offering optional lofts. Available apartment units start at $199,900 and range in size
from 729 to 805 sq.ft. for a one‐bedroom unit. Two‐bedroom units range in size from 896 to
1,283 sq.ft.
Kingsmere Village (#3) is also located in the town of Alliston, just west of Briar Hill. The
community offers a variety of bungalow semi‐detached and townhome units with options for
lofts and attached garages. Phase 1 of the development is currently being marketed. Kingsmere
village is planned to include an on‐site medical centre to include urgent care clinic, pharmacy,
and physiotherapy services. It also offers residents a maintenance free lifestyle by providing
lawn maintenance and snow removal services
Semi‐detached units in Phase 1 of the development range in size from 1,371 to 1,428 sq.ft.,
including the optional loft. Townhouses in the development range in size from 1,017 to 1,104
square feet. Prices in Kingsmere Village start at $299,900 for a one‐bedroom bungalow
townhouse unit.
Canterbury Common (#4) is an adult lifestyle community with 241 freehold, detached
bungalow homes located on Lake Scugog and surrounded by a 9 hole public golf course. In
addition to the golf course, community amenities include an onsite member’s clubhouse which
is the main setting for a host of activities. Unlike many adult lifestyle communities, Canterbury
Common is not a condominium development, and therefore, homeowners do not pay annual
condominium fees. Instead, homeowners become members of a residents’ association and pay
an annual membership fee of $300. Based on the community website, there are no existing units
presently available for sale.
Ballantrae Golf & Country Club (#5) is an established adult lifestyle community, which won
an Outstanding Planning award from the Ontario Professional Planners Institute for taking new
directions in innovative planning development and design. Community amenities include spa,
swimming pool, bar and pub, a fitness studio and a library.
Single‐detached bungalow units range in size from 1,700 square feet for a two‐bedroom unit on
a 45‐foot lot to a 2,025 square foot two‐bedroom plus den unit on a 50‐foot lot. The cost of
single detached homes ranges from $444,900 to $482,900.
The Villages of Bay Moorings (#6) is a development by Parkbridge Lifestyle Communities
located in Penetanguishene. The community is marketed as a cottage‐style enclave of 120 land
lease custom homes on large lots with garages. Community amenities include a swimming pool,
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tennis courts, fitness centre and a discount on dockage for the first year at Bay Moorings
Marina.
Two‐bedroom units in the community range in price from $215,500 to $249,500 for a two
bedroom single‐detached bungalow, with unit sizes ranging from 1,392 to 1,639 square feet.
There are also two‐bedroom plus den units available with prices starting at $249,500 for a
2,005 square foot unit.
Country Meadows (#7) Located close to the conveniences of Wasaga Beach, Country Meadows
is also a land lease community developed by Parkbridge Lifestyle Communities. The community
offers 160 bungalow townhomes. Community amenities include an outdoor heated pool, a main
hall with kitchen facilities and a 9‐hole golf course. There is a 4 season resort located within a
short drive.
The only unit type available is a 1,200 square foot, two‐bedroom bungalow townhouse starting
at $173,500.
Park Place (#8) is a land lease community developed by Parkbridge Lifestyle Communities .
The community is located close to Wasaga Beach. It offers a mix of bungalow single‐detached
and semi‐detached dwelling units. Community amenities include an indoor pool, library, games
room, fitness area and kitchen. New two‐bedroom single‐detached units range in size from
1,173 to 1,404 square feet with prices ranging from $176,500 to $204,900. There is only one
semi‐detached model available at 1,248 square feet.
Parkview (#9) is an integrated seniors housing community in the Town of Whitchurch‐
Stouffville that offers life‐lease bungalows and apartments, independent living accommodations
and a long‐term care facility.
There are 20 life‐lease bungalow units ranging in price from $165,000 to $244,000 with sizes
ranging from 690 to 1,170 square feet. Monthly maintenance fees range from $497 to $634 per
month. Each unit includes four appliances and has either underground or exterior garage
parking. There are also 45 apartment units available, which range in price from $193,000 to
$310,000 and range in size from 861 to 1,824 square feet. Monthly maintenance fees range from
$643 to $960 per month, depending on the unit size.
The independent living portion of Parkview includes 90 one‐bedroom units and 34 two‐
bedroom units. Monthly rent for a one‐bedroom unit is $998 for a 541 square foot unit. A two‐
bedroom unit rents for $1,229 per month for a 781 square foot unit.
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5.2 SENIORS RESIDENCE
The following section provides short descriptions of selected seniors residences in York Region.
These descriptions include the level of service offered and the monthly occupancy rates, where
available. These seniors residences offer living options along the continuum of care, including;
independent living, assisted living, and long‐term care (i.e. nursing homes).
As described earlier in the report, these types of facilities are generally for persons age 65 and
over and offer varying degrees of assistance, including medical care, meal preparation,
housekeeping and laundry services, and social programs.
The seniors housing product types are defined as follows:






Independent Living: This type of product generally offers a minimum level of care and
does not include nursing supervision. Meal, housekeeping and laundry services are
usually available a la carte.
Assisted Living: Provide a greater level of care than independent living facilities.
Assisted living residences typically include daily meals, social programs for residences
and 24/7 nursing supervision.
Long‐term Care: Long‐term care facilities, or nursing homes, generally provide the
highest level of supervision along the continuum of care. In addition to providing the
highest level of supervision, they also have the highest level of government involvement.
These facilities provide three meals a day, and 24/7 nursing supervision.
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5.2.1

INDEPENDENT AND ASSISTED LIVING ACCOMMODATIONS

The location of each independent and assisted living project is shown on Figure 5‐2.
FIGURE 5‐2: LOCATION OF SELECTED INDEPENDENT AND ASSISTED LIVING ACCOMMODATIONS
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Leblanc Rest Home (#1) is a 22‐unit retirement home with private and semi‐private
accommodation and respite care services. The amenities available include transportation
services, laundry, hairdressing, foot care, and toe and nail care services. Services also include a
doctor on call, and VON nursing services.
Sunrise of Aurora (#2) is a project in Aurora managed by Sunrise Senior Living. The facility
provides a host of services including meal assistance, housekeeping services, transportation and
laundry services built on the premise. The project also offers amenities such as art classes,
gardening, religious activities, arts and crafts studio, library, and walking paths.
Monthly occupancy rates start at $3,500/mo. and vary according to the level of services and size
of room.
Park Place Manor Retirement Residence (#3) by Chartwell Seniors Housing REIT is located
in the heart of downtown Aurora. The project includes 93 suites that offer a range of both
independent living and assisted living options. The residence provides a number of on‐site
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amenities such as dining, library, personal services establishments, arts & crafts rooms, fitness
centre, and hair salon. Monthly occupancy rates for the independent living portion of the facility
start at $2,480/mo.
Amica at Newmarket (#4) is a project by Amica Mature Lifestyles Inc. The project is located in
the heart of Newmarket and provides Independent Living and Assisted Living in a multi‐story
building that promotes resort‐inspired services and amenities including restaurants, wellness &
vitality programs, fitness centre, pool, private Red Lion Pub, library, patios, and furnished suites
for visiting guests.
Amica at Newmarket provides a range of unit types including 1‐bedroom unit, 2‐bedroom unit,
and studio, all in a rental tenure with prices ranging from $2,875 to $3,800/mo.
The Barton Retirement Residences (#5) is a project operated by Chartwell Seniors Housing
REIT. Located in Newmarket on Leslie Street, south of Davis Drive, the project provides
Independent Living and Assisted Living housing in a two‐story building where residents can
choose from a host of services depending on needs. Amenities in the project include a dining
and games room, hair salon, movie theatre, library and fitness centre.
There are a total of 82 suites in the project, including studio, one‐bedroom and two‐bedroom
unit types. Monthly occupancy costs in The Barton Retirement Residences start at $2,400/mo.
The Roxborough Retirement Residence (#6)is steps away from the state‐of‐the‐art
Southlake Regional Health Centre in Newmarket. The residence provides residential amenities
such as art/craft room, a bar, personal services, and library. Studio units in the project range in
size from 515 to 528 square feet, while one‐bedroom units range in size from 565 to 662 square
feet. The project also offers two‐bedroom floor plans ranging in size from 882 to 1,083 square
feet. Monthly occupancy costs range from $2,795 to $5,330/mo.
Stouffville Creek (#7) is a 90‐unit independent living and assisted living retirement residence
located in Stouffville. The residence provides three meals a day, 24‐hour nursing and
emergency response, weekly housekeeping, recreation, and fitness activities. Residential
amenities include a dining room, theatre, spa, beauty salon, lounges, fitness rooms, and a
library.
The residence provides studio units starting from $2,884 per month; one‐bedroom units
starting from $3,708 per month; and two‐bedroom units starting from $4,635 per month.
Sunrise of Unionville (#8) is a retirement home in Markham. It provides host of seniors
housing options, including; independent living, assisted living, and residential care. The level of
activities and amenities cover all the modern services of cities including art classes, gardening,
religious activities, arts and crafts studio, library, and walking paths. In this scope, the facility
provides Independent Living services, whose focus is to provide housekeeping, laundry
services, meals, transportation services.
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Monthly occupancy rates start at $3,500/mo and vary according to the level of services and size
of room.
Amica at Swan Lake (#9) is located in the heart of historic Markham. The residence provides
Independent Living and Assisted Living in an environment that offers resort‐like services such
as restaurant‐style dining, internet lounge, games room, fitness centre, private pub, hair salon
and more.
The residence offers studio accommodation from $3,000 per month; 1‐bedroom apartment
from $4,000 per month; and 2‐bedroom apartment from $4,400 per month.
Richmond Hill Retirement Residence (#10)is an Independent Living and Assisted Living
senior residence in located in Richmond Hill. The retirement residence offers full range of
services including; meals, housekeeping, and entertainment activities.
Monthly occupancy rates vary according to the size of the room and level of service. Studio units
start at $3,300 per month, while one‐bedroom units start at $3,750 per month. There are also
two‐bedroom units available from $5,500 per month.
The Raglan Village (located in Collingwood)
The Raglan Village is a project located in Collingwood that brings together three lifestyle
options under the umbrella of Adult and Retirement Living. The village provides retirement
living, apartment condominiums and townhomes.
The Raglan Square, which is the retirement residence portion of the development, is a 76 suite
full‐service retirement home that offers self‐contained studio, one and two‐bedroom suites.
Raglan Square provides the choice of living on the independent floors or taking advantage of the
specialty floors that will assist you with your activities of daily living.
Raglan Heights is the four‐storey condominium that draws adults 55 plus to enjoy an
independent carefree lifestyle. Condominium ownership at Raglan Heights provides full access
to the amenities such as the Raglan Club, saltwater pool, games room, fitness area, bistro,
theatre, wellness centre, hair salon, and patios. The Raglan townhome provides a rental option
and enables all residents to benefit from The Raglan Club and the Village’s activity and
amenities.
Monthly rental rates for studio apartments start at $3,000, while one‐bedroom units start at
$3,800 per month. Two‐bedroom apartment units start at $4,600 per month.
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5.2.2

LONG TERM CARE FACILITIES

The long‐term care industry in Ontario is heavily regulated. As such, the Ministry of Health and
Long‐Term Care sets the co‐payment that residents pay for basic accommodation in long‐term
care homes and residents admitted to newer preferred accommodation beds. These fees apply
to all long‐term care facilities in Ontario and are listed Figure 5‐3.
FIGURE 5‐3: MONTHLY OCCUPANCY RATE FOR LONG‐TERM CARE HOME ACCOMMODATIONS,
ONTARIO

Basic

$ 1,707.59

Semi‐Private
1

Residents admitted to newer beds on or after July 1, 2013
Residents admitted to newer beds on or after July 1, 2012, but prior to July 1, 2013
2

Residents occupying older beds , or residents admitted to newer beds prior to July 1, 2012

$ 2,011.76
$ 1,981.34
$ 1,950.93

Private
1

Residents admitted to newer beds on or after July 1, 2013
Residents admitted to newer beds on or after July 1, 2012, but prior to July 1, 2013
2

Residents occupying older beds , or residents admitted to newer beds prior to July 1, 2012

$ 2,361.55
$ 2,308.32
$ 2,255.09

Source: urbanMetrics inc. based on Ministry of Health and Long‐Term Care
1

Newer beds are clasified as "new" or "A" according to ministry design standards.

2

Older beds are classified as "B", "C", "Upgraded D" or "D" according to ministry design standards.

The location of long‐term care facilities in the Bradford area are shown on
Figure 5‐4.
Figure 5‐4: Location of Selected Long‐Term Care Facilities
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Source: Google Maps
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Bradford Valley (#1) is a project operated by Specialty Care. The facility has room for 246
residents and to our knowledge there are no vacancies in the project. Services offered at the
facility include; a nurse practitioner visiting two days a week; extensive physiotherapy; and
restorative care programs. The residence also provides a programming menu with diverse
activities in the areas of wellness, gardening, and recreational outings.
Riverwood Senior Living (#2) offers four different care types – Alzheimer’s Care, Assisted
Living, Independent Living, and Long‐term Care. Nestled amongst the trees on the banks of the
River Boyne, Riverwood provides all of the features and services that create a retirement
lifestyle of independence, security, convenience and fun. Riverwood Retirement home provides
health services such as yearly visits from the Canadian Hearing Society, dental hygienist by
appointment, and CNIB semi‐annual visits. The monthly occupancy rate for long‐term care units
range from $2,369 to $3,395/mo.
Bethany Christian Living (#3) provides three types of residential care: Bethany Lodge focuses
on long term care, Bethany Manor focuses on retirement living, and Bethany Courts focuses on
life lease condominiums. Bethany Lodge provides a caring environment based on biblical
Christian values conducive to the spiritual, physical, and emotional needs of seniors. Bethany
Lodge is a 128 bed residence with 24‐hour nursing care, 3 visiting physicians, direct dentistry
and foot nurse, physiotherapist and, dietary and nutrition planning. The residence provides
recreation programs and activities such as outings, and special events.
Leisureworld Caregiving Centre (#4) is a 160‐resident facility operated in Richmond Hill. The
facility provides a host of services including: meals, nursing and personal care 24/7, on‐site
medical care provided by a physician, rehabilitation and restorative care services,
physiotherapy, and general housekeeping and laundry services. The facility also offers some
services for a fee such as: transportation to appointments/clinics, dental services, foot care,
vision care, special activities, telephone and internet connections, and pharmacy services.
Eagle Terrace (#5) is a long‐term care facility operated by Revera Retirement Residences REIT
in Newmarket. Eagle Terrace provides a host of programs such as physiotherapy and
restorative programs to optimize independence, recreational leisure programs for all interests
and abilities, lifelong learning activities, garden and horticultural activities, intergenerational
and volunteer programs. The services of Eagle Terrace include care planning, interdisciplinary
health care team, a registered nurse 24‐hours a day, pain and symptom management program,
palliative care, registered dietician, vision services, dental services, spiritual services, and
personal services.
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6 RESULTS OF SURVEY AND STAKEHOLDER CONSULTATION
As part of the Seniors Housing Needs Assessment, urbanMetrics initiated an online survey to
better understand the housing needs of seniors in the community. The survey was directed at
and completed by BWG residents age 50 and over. The survey was in the field from one
month, launched on April 9th to May 10th, 2013. A copy of the survey can be found in Appendix
A).
A total of 233 respondents took the survey and 147 surveys were fully completed (63%
completion rate). Detailed demographic information on survey respondents can be found in
Appendix A.
The survey is a critical piece of this market research study and provides important insights that
help determine the types of housing products desired by the seniors population in BWG, and at
what price range.
The survey has also identified the types of services that are currently being used by BWG
residents and the services that are needed to help improve the lives of seniors in the
community. The results of the survey are for illustrative purposes and caution should used
when reviewing certain aspects of the survey (i.e variables) due to the sample size.
As part of the Seniors Housing Needs Assessment, urbanMetrics also completed a follow‐up
stakeholder consultation session on May 1st, 2013 in the Bradford Public Library. This “inter‐
active” session was attended by approximately 25 community members, many of whom are
part of organizations that work directly with seniors in the BWG community.
During this session, attendees were polled using wireless voting devices. Participants were
asked for feedback on various questions related to seniors housing in the community and what
programs/services are needed in the future to help improve the lives of seniors. The results of
this stakeholder consultation session will be reviewed in the following section of the report.
This section has been broken down into three topics to address three very important questions
about the direction of the seniors housing market in BWG;




Topic #1: What types of housing are desired by seniors?
Topic #2: What is affordable? and
Topic #3: What services are desired by seniors?

The answers to each of these topical questions are important in determining the need for new
seniors housing in BWG.
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6.1 TYPES OF HOUSING DESIRED BY SENIORS
6.1.1

WHEN BWG SENIORS EXPECT TO MOVE AND THE MOST LIKELY REASON FOR THEIR
DECISION

As part of the online BWG Seniors Housing Survey, respondents were asked if they anticipate
moving from their current home in the foreseeable future, and if so, when do they expect to
move.
The results of this question are summarized in Figure 6‐1.
Overall, 33% of respondents anticipate moving from their current home in the next five years.
At the time of the 2011 Census, there were 8,245 people in BWG age 50 and over. Therefore,
there could be as many as 2,750 people age 50 and over in BWG who anticipate moving in
the next five years. In addition to those people who anticipate moving in the next 5 years,
another 23% of survey respondents anticipate moving in the next 6‐10 years. These results are
broadly similar when examining survey respondents age 55 and over.
FIGURE 6‐1: DO YOU ANTICIPATE MOVING FROM YOUR CURRENT HOME IN THE FORESEEABLE
FUTURE AND WHEN? BWG SURVEY RESPONDENTS AGE 50 AND OVER

29%
24%

23%

16%

4%

Within a Year

3%

Next 1‐5 Years Next 6‐10 Years Next 11‐20 Years More than 20
Years

Source: urbanMetrics inc. based on BWG Seniors Housing Survey

Do not
Anticipate
Moving

48

Seniors Housing Needs Assessment, Bradford West Gwillimbury

Survey respondents who anticipated moving in the foreseeable future were asked the most
likely reason(s) for their decision. These results are shown in Figure 6‐2.
Downsizing was the reason selected most often (40% of respondents), followed by “my
current home is not appropriate for my needs” (31%). Their current home being “too much
work” or “too expensive” were also reasons that were selected frequently by survey
respondents. Among survey respondents, the ‘appropriateness’ of housing was indicated most
often as the likely reason for moving. Many survey respondents feel their current home was
likely to be too large, too much work or too expensive as they age.
The locational attributes of housing were selected least often as the likely reason for moving in
the future. These responses include proximity to healthcare, friends/family and access to public
transit. These results suggest that BWG residents age 50 and over prefer smaller housing units
that require less maintenance over housing proximity to healthcare and public transit.
FIGURE 6‐2: ANTICIPATED REASON FOR MOVING, BWG SURVEY RESPONDENTS AGE 50 AND OVER
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Source: urbanMetrics inc. based on BWG Seniors Housing Survey

Figure 6‐1 indicated that 24% of survey respondents do not anticipate moving from their
current home as they age. This share is slightly higher for survey respondents age 55 and over
(26%). The number of respondents who anticipate aging‐in‐place raises important questions
about the adequacy of social programs that are available to BWG residents. Section 6.3 of this
report examines the types of services currently used by seniors and what additional services
could be offered to help seniors age‐in‐place.
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Although the majority of BWG residents age 50 and over intend to move in the next 10 years,
most respondents to the on‐line survey and stakeholder consultation believe that
housing currently being built in BWG is not sufficient and appropriate for seniors.
When asked if they felt the housing being built in BWG was sufficient and appropriate for
seniors, 81% of people who attended the stakeholder consultation session and 86% of online
survey respondents said “no”.
Figure 6‐3 indicates the types of housing that survey respondents feel is insufficient in BWG.
Note that respondents could select more than one response to this question. These results were
confirmed in the stakeholder consultation session.
FIGURE 6‐3: WHAT TYPES OF HOUSING ARE MISSING IN BWG?

63%

59%
44%

44%

20%

20%

17%

12%

11%

Source: urbanMetrics inc. based on BWG Seniors Housing Survey

Overall, nearly 2 in 3 survey respondents indicated that BWG was missing seniors
residences (such as independent living or assisted living) in the community. This was
followed by an adult lifestyle community, with 59% of respondents feeling it was missing in
BWG. A large share of respondents, 44% each, also felt that bungalows and condominium
apartments were also a form of housing missing in BWG. Most respondents feel there is little
need for additional two‐storey homes or homes with secondary suites in the community.
These results are consistent with the current supply of housing in BWG. The community only
has 22 spaces in a seniors home and no adult lifestyle community. Conversely, BWG has an
adequate supply of two‐storey single‐detached housing and a large long‐term care facility.
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6.1.2

SIZE OF CURRENT HOME

In addition to asking survey respondents the most likely reason(s) they anticipated moving,
they were also asked to assess the size of their current home.
Figure 6‐2 illustrates that the most common reason respondents selected moving was to
downsize from their current home. This result is similar to Figure 6‐4, which illustrates that
29% of BWG survey respondents felt their current home was “too large”. These results indicate
that there is likely demand for smaller homes in BWG.

FIGURE 6‐4: HOW WOULD YOU ASSESS THE SIZE OF YOUR CURRENT HOME? BWG SURVEY
RESPONDENTS AGE 50 AND OVER

Too Small
5%

Too Large
29%

Just Right
66%

Source: urbanMetrics inc. based on BWG Seniors Housing Survey
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6.1.3

TYPE OF HOUSING DESIRED

Survey respondents who anticipate moving in the foreseeable future were asked the type and
tenure of housing they would prefer to move into. These results are illustrated in Figure 6‐5 and
Figure 6‐6.
‘Adult lifestyle community’ was the tenure of housing chosen most frequently by BWG
survey respondents. Overall, 36% of survey respondents who indicated they wanted to move,
were most interested in an adult lifestyle community. Many of these respondents preferred
single‐detached bungalows or condominium apartment units in an adult lifestyle community. A
more detailed breakdown of housing preferences by type and tenure can be found in Figure 6‐7.
Many survey respondents who anticipated moving also indicated a preference for rental
apartments. Overall, 22% of respondents indicated that they are most interested in moving into
a rental apartment when they move away from their current home. Interestingly the percentage
of respondents who prefer a rental apartment is slightly higher than the share of renter‐based
households currently in the community.
FIGURE 6‐5: TENURE OF HOUSING MOST PREFERRED IF MOVING IN THE FORESEEABLE FUTURE,
BWG SURVEY RESPONDENTS AGE 50 AND OVER
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22%
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Source: urbanMetrics inc. based on BWG Seniors Housing Survey
Condominium units were selected by 22% of respondents as the preferred housing tenure if
they anticipated moving. Many of the survey respondents who indicated a preference for
condominium tenure preferred apartment units. However, there was also some interest in
single‐detached bungalows and townhouse units.
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The preference for adult lifestyle community and condominium tenure suggests that
when survey respondents move, they prefer a home that requires less maintenance then
their current freehold home.
There was also interest in freehold ownership housing among survey respondents who
anticipated moving in the foreseeable future. Overall, 17% preferred freehold ownership
housing, with single‐detached bungalows being selected most often. Based on results of the
survey, there is not much interest in life‐lease communities in BWG. Life‐lease
communities are a relatively new form of tenure. The lack of interest in life‐lease
communities could be due to a lack of knowledge about this type of housing as a viable
retirement option.
Overall, 78% of survey respondents had a preference for some form of ownership housing
if they move in the foreseeable future.
Figure 6‐6 shows the dwelling type preferences of survey respondents who anticipated moving
into ownership housing in the foreseeable future. Over half (54%) of respondents preferred
a single‐detached bungalow, while about one in three respondents indicated a
preference for a condominium apartment unit. There was very little interest in moving into
a semi‐detached, townhouse or single‐detached house with two or more storeys.
FIGURE 6‐6: TYPE OF HOUSING MOST PREFERRED IF MOVING IN THE FORESEEABLE FUTURE, BWG
SURVEY RESPONDENTS AGE 50 AND OVER
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Source: urbanMetrics inc. based on BWG Seniors Housing Survey
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FIGURE 6‐7: BWG SURVEY RESPONDENTS AGE 50 AND OVER WHO ANTICIPATE MOVING INTO
OWNERSHIP HOUSING IN THE FORESEEABLE FUTURE BY DWELLING TYPE AND OWNERSHIP TYPE
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Source: urbanMetrics inc. based on BWG Seniors Housing Survey

Approximately 22% of survey respondents indicated a preference for rental accommodations if
they had to move from their current home in the foreseeable future. Overall, nearly half (46%)
of respondents who have a preference for rental accommodations preferred to move into an
independent living seniors residence.
Figure 6‐8 illustrates that seniors residences were selected most often as the type of
housing missing in BWG. Therefore, there are likely seniors in BWG who want to move into
seniors accommodations if they were available in the community.
FIGURE 6‐8: TYPE OF RENTAL HOUSING MOST PREFERRED IF MOVING IN THE FORESEEABLE
FUTURE, BWG SURVEY RESPONDENTS AGE 50 AND OVER
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21%
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Ground‐related
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Seniors Residence
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Source: urbanMetrics inc. based on BWG Seniors Housing Survey
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6.1.4

TYPES OF AMENITIES DESIRED

In addition to responding to questions on the type of housing preferred, respondents were also
asked what amenities were important to them when selecting a new community or building.
These results are summarized in Figure 6‐9.
The single most important community/building amenity selected by survey respondents was
presence of property maintenance. Overall, 96% of respondents indicated that property
maintenance was either “very” or “somewhat” important. There was also a strong
preference for landscaped grounds and a fitness centre. For most respondents, access to a golf
course, lake/marina or presence of a concierge in the community/building was “not important”.
Therefore, survey respondents do not have a preference for a community that has a golf course,
such as Briar Hill, or access to a lake/marina, such as Canterbury Common. Many of the
community/building amenities desired by survey respondents are generally “standard”
in most adult lifestyle communities and condominium apartment projects, and therefore
could be offered readily in BWG.

FIGURE 6‐9: COMMUNITY AMENITIES BWG SURVEY RESPONDENTS ARE WILLING TO PAY FOR IN A
CONDOMINIUM OR ADULT LIFESTYLE COMMUNITY
120%

Very Important

Somewhat Important

Not Important

100%
80%
60%
40%
20%
0%

Source: urbanMetrics inc. based on BWG Seniors Housing Survey
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Survey respondents who indicated a preference for rental accommodations were also asked to
select which features/amenities they were willing to pay for in a new building. These results are
summarized in Figure 6‐10.
The building amenity selected as “very important” most often by survey respondents were
elevators. Overall, 96% of respondents indicated that an elevator was either a “very
important” or “somewhat important” amenity in rental apartment building. Walking
distance to public transit and downtown, and social/recreational programs on‐site were also
features desired by survey respondents with a preference for rental housing. It should be noted
that respondents with a preference for rental housing over ownership housing put a
premium on access to public transit and downtown. This is likely due to the lower share of
renter households that indicated that a ‘car’ was their typical mode of transportation.
Therefore, access to these amenities should be considered when undertaking site selection for a
new rental apartment building in the community.
FIGURE 6‐10: COMMUNITY AMENITIES BWG SURVEY RESPONDENTS ARE WILLING TO PAY FOR IN A
RENTAL APARTMENT OR SENIORS RESIDENCE
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Very Important

Somewhat Important

Not Important

80%
60%
40%
20%
0%

Source: urbanMetrics inc. based on BWG Seniors Housing Survey
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In addition to community amenities, survey respondents also selected the accessibility features
they would like incorporated into a new home. These accessibility features are illustrated in
Figure 6‐11.
The accessibility features desired most by BWG survey respondents was main floor
bedrooms/bathrooms and main floor laundry. This is consistent with the strong demand for
single‐detached bungalows among survey respondents. Approximately one in three survey
respondents selected smaller lot sizes and no steps in the home. Many of the accessibility
features selected by survey respondents are features that are commonly found in adult lifestyle
communities across Southern Ontario. These are also features found in Flexhousing™ and
housing with universal design features.
FIGURE 6‐11: ACCESSIBILITY FEATURES DESIRED BY SURVEY RESPONDENTS IN BWG
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Source: urbanMetrics inc. based on BWG Seniors Housing Survey

6.2 WHAT IS AFFORDABLE?
Section 2.3.2 of this report illustrated that relative to the GTA, housing prices in BWG are
affordable (or at least more affordable than many other jurisdictions in the region).
As part of the Seniors Housing Survey, respondents were asked various questions on housing
affordability to determine what residents are willing to pay for various housing types, and how
much they could afford to spend.
Overall, 62% of survey respondents indicated that they do not have a mortgage on their
principal residence. The majority of respondents who indicated they had a mortgage were in
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the 50‐54 age group. Among mortgage holders, the average monthly payment was
approximately $1,070 per month. Based on reported income levels, on average, survey
respondents with a mortgage are spending 19% of their gross income on mortgage payments.
This is well within normal housing cost guidelines (typically ±30%).
Survey respondents were also asked about their ability to pay the monthly costs associated with
their home. These results are illustrated in Figure 6‐12 and Figure 6‐13 for ownership and
renter households, respectively. Approximately 82% of survey respondents who own their
home indicated they were comfortable with their monthly ownership costs or could afford to
pay more. The majority of respondents who indicated they could barely afford their monthly
housing costs were under the age of 65 and still had a mortgage.
FIGURE 6‐12: PLEASE DESCRIBE YOUR ABILITY TO PAY THE MONTHLY OWNERSHIP COSTS
ASSOCIATED WITH YOUR HOME: BWG SURVEY RESPONDENTS

3%

2%
17%

Lucky I have a subsidy to
help with costs
Can barely afford to live in
my home
Comfortable with cost of
living in my home
Could afford to pay more

79%

Compared to homeowners, renter households had a larger share of survey respondents who
could barely afford the monthly costs associated with their home. Overall, 29% of survey
respondents who rent their principal residence indicated that they could barely afford the
monthly costs associated with their home, while another 13% indicated that they were lucky
they received a subsidy to assist in monthly costs. Based on these results, it appears that BWG
residents who rent their home are more sensitive to housing costs than homeowners in the
community.
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FIGURE 6‐13: PLEASE DESCRIBE YOUR ABILITY TO PAY THE MONTHLY RENTAL COSTS
ASSOCIATED WITH YOUR HOME: BWG SURVEY RESPONDENTS
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In addition to questions on ability to pay for housing, survey respondents were also asked about
their willingness to pay for housing. Survey respondents who anticipated moving in the
foreseeable future were asked what they would be willing to spend to purchase a new home in
BWG. These results are shown in
Figure 6‐14. The average willingness to pay for semi‐detached and townhouse units should be
viewed with caution as there were very few survey respondents who have a preference for this
type of housing. Overall, survey respondents are willing to pay $280,000 for a single‐detached
home in BWG. Survey respondents who indicated they had a preference for condominium
apartment units were willing to spend approximately $200,000 to purchase a unit.
Figure 6‐14: Willingness to Pay for Housing in BWG, BWG Survey Respondents
$280,000

$258,333

$275,000
$200,000

Single‐Detached

Semi‐Detached

Townhouse

Condominium
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Source: urbanMetrics inc. based on BWG Seniors Housing Survey
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Part of determining what is ‘affordable’ is not only asking what BWG residents are willing to
spend on a home, but also determining what they are able spend on a new home. To help
determine what BWG residents are able to spend on new housing, respondents were asked
what they believe is the value of their current home. These results of this question are
summarized in Figure 6‐15.
Survey respondents indicate the average value of their single‐detached home is $417,000,
followed by semi‐detached housing at $294,000 and townhouse units at $225,000. The average
value of a condominium apartment unit in BWG is $200,000, based on BWG survey responses.
These house values are slightly below existing house prices for BWG overall for single‐detached,
semi‐detached and row units. Compared to new home prices, the estimated home value of
survey respondents is virtually the same as new single‐detached house prices in BWG6.
FIGURE 6‐15: VALUE OF CURRENT HOME, BWG SURVEY RESPONDENTS

Dollars (,000s)
Survey Respondent House Value
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Source: urbanMetrics inc. based on BWG Seniors Housing Survey, TREB and CMHC
Based on these results, BWG residents who own a single‐detached house are willing to spend
approximately 68% of its value when purchasing a new or resale single‐detached house. This
indicates that many homeowners want to ‘cash in’ on the value of their principal residence
when moving into a different home. Given that nearly 60% homeowners in BWG have lived in
6

CMHC only provides new house price data for single‐detached units.
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their current home for over 10 years, many have likely built up considerable equity in their
home due to strong house price appreciation over the past decade. For the remaining housing
type, the willingness to pay for a new home is similar to the current home value.
In addition to the costs associated with home ownership, survey respondents who rent their
principal residences were asked their current average monthly rent. Survey respondents
indicated that the average monthly rent paid for a one‐bedroom apartment was approximately
$840. The average monthly rent for a two‐bedroom apartment was $925 and nearly $1,300 for
a three‐bedroom unit. BWG residents who rented a ground‐related home, including a single‐
detached, semi‐detached or townhouse unit, paid on average $1,075 in monthly rent.
While there were very few survey responses were gathered from individuals currently reside in
a residence for seniors, approximately 10% of all respondents indicated a preference for
seniors accommodations. These respondents were asked how much they were willing to pay
every month to live in an independent living seniors accommodation. On average,
respondents were willing to spend $2,000 per month. A review of independent living and
assisted living communities in Simcoe County and northern York Region, however indicates that
BWG residents will likely need to pay $3,000 ‐ $4,500 in average monthly rent.
While it is important to have an adequate supply of housing available for seniors in BWG, it is
also important that this new housing is affordable. There are various methods of determining
affordability when it comes to housing. The Provincial Policy Statement 2005 (PPS) defines
affordable housing as:
“ a) in the case of ownership housing the least expensive of:
1. housing for which the purchase price results in annual accommodation costs which do
not exceed 30 percent of gross annual household income for the low and moderate
income households; or
2. housing for which the purchase price is at least 10 percent below the average purchase
price of a resale unit in the regional market area;
b) in the case of rental housing, the least expensive of:
1. a unit from which the rent does not exceed 30 percent of gross annual household
income for low and moderate income households; or
2. a unit for which the rent is at or below the average market rent of a unit in the
regional market area.”
There are various issues in using this definition to determine affordability levels for seniors
housing in BWG. As shown in Section 4.2, the income levels of seniors are much lower than the
BWG average. The lower income of seniors is due to many households no longer working and
living off substantial savings accumulated throughout their working years. Therefore, average
income is not a true reflection of their “wealth” or ability to afford housing. Also, this definition
of affordable housing assumes that households take on a mortgage to purchase a home.
However, many seniors use equity built up in their existing home when purchasing a new home
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and do not have a need for a mortgage. The more appropriate measure of affordability when it
comes to seniors housing is looking at the selling price of homes in the community and compare
them to new and existing home prices.
Overall, there does not appear to be an affordability gap for various types of housing in BWG. As
shown earlier in Figure 6‐15, the house value of survey respondents was generally in line with
new and existing home sales prices in BWG. Also, an overwhelming majority of BWG survey
respondents were comfortable with the costs of either owning or renting their home. There was
also a portion of respondents who indicated they could pay more for housing.

6.3 TYPES OF SERVICES DESIRED BY SENIORS
As part of the online survey, respondents were
asked what programs/services they currently use, if
they receive any “informal” help from friends and
family. They were also asked what
programs/services could be added to BWG to
improve the lives of seniors. Some of these
suggestions are highlighted in the sidebar
throughout this section.

6.3.1

Question: What programs/services
would you like to see in BWG that will
improve the lives of seniors?
Response: I would like to see more
direct contact with seniors. We all do not
receive local newspapers so
communication with this community
could be better served by mail.

PROGRAMS/SERVICES CURRENTLY USED BY SURVEY RESPONDENTS

Survey respondents were asked to select the in‐home services/programs they currently use and
identify how often they use them. The vast majority of BWG residents age 50 and over do not
use the in‐home services/programs offered in the community. The programs/services used
most often by BWG survey respondents was house cleaning at 27%. About 18% of survey
respondents indicated that they use public transportation occasionally or regularly. Home
exercise and wellness programs were also used by survey respondents occasionally and
regularly.
Question: What programs/services
would you like to see in BWG that will
improve the lives of seniors?
Response: More affordable programs for
seniors with Alzheimer’s and dementia.

There are a number of programs/services
offered by organizations in BWG that are not
heavily used according to survey respondents.
Many of the programs/services are not heavily
used are directed at the older senior population,
specifically the 75 and over age group. These
programs are important in helping seniors age‐
in‐place in the community. Also, as the baby‐
boomers move into the 75 and over age group,
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these programs/services will become more important in the community.
FIGURE 6‐16: PERCENT OF BWG SURVEY RESPONDENTS USING PROGRAMS/SERVICES EITHER
REGULARLY OR OCCASIONALLY
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Source: urbanMetrics inc. based on BWG Seniors Housing Suruvey

In addition to programs and services being utilized
by seniors in BWG, approximately 30% of survey
respondents reported receiving some form of
‘informal’ help from friends/family. The most
frequently mentioned form of informal help was
home maintenance assistance. Approximately
20% of survey respondents reported receiving help
from friends/family with home maintenance.
Assistance with cleaning, shopping and
transportation were also mentioned frequently by
survey respondents.

Question: What programs/services
would you like to see in BWG that will
improve the lives of seniors?
Response: Clinic space for the health
care providers, group space for wellness
programs within walking distance.
Walking distance to a village of services
for grocery shopping, coffee shop,
meeting with neighbours. [We need]
park areas with benches to sit on and
walking paths.
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FIGURE 6‐17: PERCENT OF BWG SURVEY RESPONDENTS RECEIVING INFORMAL HELP WITH
VARIOUS TASKS
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Source: urbanMetrics inc. based on BWG Seniors Housing Survey

6.3.2

PROGRAMS/SERVICES DESIRED IN THE COMMUNITY

Based on results of the stakeholder consultation session, about 2 in 3 attendees indicated that
there are not appropriate programs in place in BWG to help facilitate seniors aging in place.
Figure 6‐18 illustrates the programs attendees felt were missing in the community to help
improve the lives of seniors.
The biggest impediment to seniors aging
in place in BWG is the lack of public
transportation in the community. In‐home
healthcare was also identified as a program
that was in need in BWG. Attendees of the
stakeholder session were also asked if they
felt there were barriers to existing services
for seniors in BWG. Overall, about 2 in 3
indicated that there were barriers to existing
seniors services, with lack of transportation
being the largest barrier.

Question: What programs/services
would you like to see in BWG that will
improve the lives of seniors?
Response: Seniors activities/friendship
clubs; where people check in on each
other to ensure safety if they are living
alone.
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FIGURE 6‐18: WHAT PROGRAMS / SERVICES ARE MISSING IN BWG TO HELP SENIORS AGE IN
PLACE?
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Source: urbanMetrics inc. stakeholder consultation session on May 1, 2013

The need for additional programs/services in the community was also addressed as part of the
online survey. The survey responses have been broadly defined in 10 categories. These
categories are shown in Figure 6‐19. Similar to the stakeholder consultation session, ‘public
transit’ was mentioned most often by survey respondents as a way to improve the lives of
seniors in the community. Survey respondents specifically mentioned the need for bus routes to
grocery stores and healthcare facilities.
Access to social programs/services was mentioned by 10% of survey respondents as a way to
improve the lives of seniors in the community. Many of the references to the need for social
programs/services involved making the programs easier to access, which may also be
categorized as need for public transportation in the community. The need for more seniors
housing was mentioned by 7% of survey respondents. These responses varied from the need
for assisted living facilities in the Town, to the need for an adult lifestyle community and
condominium apartment.

65

Seniors Housing Needs Assessment, Bradford West Gwillimbury

FIGURE 6‐19: PERCENT OF SURVEY RESPONDENTS WHO INDICATED A NEED FOR A SPECIFIC
PROGRAM/SERVICE IN THE COMMUNITY
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Source: urbanMetrics inc. based on BWG Seniors Housing Survey
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7 POPULATION, INCOME AND HOUSEHOLD PROJECTIONS
To determine the potential demand for housing, whether for seniors or otherwise, it is
necessary to estimate the future population within a defined area. Population change
represents the most significant factor in estimating demand for new housing. This section starts
by projecting population growth in the Town of BWG based partly on population projections
outlined in the Growth Plan, population projections by the Ministry of Finance and projections
by Environics Analytics. This section then goes on to establish the demand for seniors housing
by dwelling type and age group in BWG. After examining projected demand for seniors housing,
we then compare household growth to the supply of housing available for seniors based on
current applications and our knowledge of on‐going development projects. This comparison
will help identify any potential shortfalls in housing by type in the community.

7.1 BWG POPULATION PROJECTIONS
7.1.1

METHODOLOGY AND ASSUMPTIONS: POPULATION PROJECTIONS

The methodology used in this analysis is based on the annual growth rate for Simcoe County.
The calculation starts with the base‐year population of the Canadian Census (2011) distributed
by age. A 4.1% bump is applied to the base year to capture the census undercount.
A separate analysis and projection of the population growth is made for each year, applying the
expected annual rate of growth as established by the province of Ontario Growth Plan for the
Greater Golden Horseshoe for Simcoe County.
The population projection for BWG covers the 2011‐2031 period with specific attention to the
55+ age group.
It should be noted that the population projections are founded on key demographic trends –
essentially births, deaths and migration of the population over the projection period.
7.1.2

METHODOLOGY AND ASSUMPTIONS: HOUSEHOLD INCOME PROJECTION

The methodology used in this analysis is based on data urbanMetrics collected in the online
survey, and inflation and interest rates set by Canadian Banks. We established an annual
forecast using a most likely scenario.
We recorded 147 different responses for household income recorded in 2012 and used this data
to establish the household income projections to 2031. Our definition of income was as follows:
“Please provide your household income level in 2012 from all sources (including wages and
salaries, commissions, bonuses, tips, taxable benefits, investment, pension, etc.)
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We applied an annual inflation rate to capture the annual increase in household income.
The income projection for BWG covers the 2013‐2031 period with specific attention to the 55+
age group.
7.1.3

POPULATION AND INCOME PROJECTIONS 2011‐2031

Figure 7‐1 provides the population projections for BWG for the 2011‐2031period.
The population projections show that the Town will reach 50,500 residents by 2031. This is
consistent with the Provincial Growth Plan. This represents a growth of about 21,250 persons,
or average annual growth of about 1,000 persons per year. Based on these projections, it is
expected that over the next twenty years, BWG will continue to account for a sizable share of
population growth within Simcoe County.
The population projections show BWG experiencing a 3.8% average annual growth rate over
the 2011‐2021 period. After 2021, it is projected that BWG’s growth will slow to an average
annual rate of 1.8% over the 2021‐2031 period.
FIGURE 7‐1: POPULATION PROJECTION BWG, 2011‐2031
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Source: urbanMetrics
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Figure 7‐2 shows the population projection for the 55+ age groups to 2031. A few observations
are in order.
First, the 55‐59 and 60‐64 age cohorts are expected to nearly double over the next twenty‐year
period. This coincides with the retirement of Generation X, those born between 1967 and 1976.
Second, the older cohorts – 65‐69, 70‐74, 75‐79, 80‐84, and 85+ will double, triple, and
quadruple over the next twenty‐year period. To put this in perspective, there are currently
6,227 residents over the age of 55 today. By 2031, this number will have swollen to
13,766 or roughly 27% percent of the entire population.
FIGURE 7‐2: POPULATION PROJECTIONS BY AGE GROUP, BWG
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The exponential increase of older adults in a 20‐year horizon will pose added challenges on
various fronts for the municipality. Some of these challenges will have impact on housing,
transportation services, and soft infrastructure such as cultural and recreational amenities.
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Figure 7‐3 below charts the household income projection for the residents age 55 and over. The
data shows a number of very important trends.
Figure 7‐3 – Household Income Projections

Household Income Projection 2011‐2031
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The graph shows two distinct groups with similar income trends. The youngest cohort, age
between 55‐59 exhibits the highest household income followed by the 60‐64 age group and the
65‐69 age group. The 55‐59 age group shows an average household income of $70,000 in 2013,
while the 60‐64 age group averages just over $66,000 and the 65‐69 age group averages
$59,239.
The other group, made up of 70‐74, 75‐79, 80‐84 and over 85 sit nearly twenty thousand
dollars below their counterparts. The sharp income drop can be explained by the fact that
people tend to retire somewhere in their mid or late 60’s or at least work less remunerated
hours. This trend, however, could change over the years, as we witnessed the federal
government’s intent to reform access to old‐age pensions and the impending consequence of
older adults staying in (or returning to) the labour market.

7.2 HOUSEHOLD GROWTH PROJECTIONS
This section examines housing demand from the 55 and over age cohort in BWG. These
projections by dwelling type are further refined into three age categories; pre‐seniors (55 to 64
years), young seniors (65 to 74 years) and older seniors (75 and over years). Sub‐dividing the
55 and over age cohort into three distinct groups acknowledges the changing housing needs
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and preferences through the life cycle. Producing the projections for different sub‐groups will
assist the Town in phasing development by providing a clearer understanding of peaking
demand patterns over the next twenty years.
7.2.1

METHODOLOGY

The basis for these projections is the population forecasts established in Section 7.1 of this
report, the rich data source available from the Census of Canada, and results from our on‐line
seniors housing survey. While Census data is important in projecting demand for housing in a
defined area, it also has certain limitations, especially in markets like BWG, which has seen little
to no new apartment construction over the past decade, particularly condominium apartments.
Limited new apartment construction creates challenges in projecting future demand.
Acknowledging these inherent limitations, demand for housing in BWG has been estimated
using the following methodology:


Household growth projections use the population projections prepared in Section 3.1.1
of this report for the 55 and over age cohort;



The population in collective dwellings (both institutional and non‐institutional), by age
group, is then removed from the population projections to determine the number of
people in private residences. The share of the population residing in collective dwellings
is important in the 75 and over age cohort, as many of these persons are living in
residences for seniors and long‐term care facilities. We have assumed that the share of
persons residing in collective dwellings remain constant at the 2011 rate;



Headship rates by age group are then applied to the population in private residences.
Headship rates measure the proportion of the population in an age‐cohort which is the
household head. We have assumed that headship rates remain constant at the 2006 rate
through the forecast period;



Age specific ownership propensities are then applied to the number of households by
age of household head. Ownership propensities measure the share of households by age
of household head that own their dwelling. Ownership propensities are relatively low in
the under 25 age group and then rise rapidly, peaking in the 45 to 54 age group and
then slowly declining;



Dwelling type propensities by age group are then applied to the number of owner and
renter households to determine household growth by age group. Age specific dwelling
type propensities for older households were examined in more detail in Section 4 of this
report. These propensities indicated that as people age, they tend to move out of single‐
detached housing and into apartments.
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7.2.2

OWNERSHIP HOUSEHOLD GROWTH

Figure 7‐3 shows ownership‐based household growth by dwelling type for the 55 and over age
cohort in BWG. It should be noted that Figure 7‐3 shows household growth and not demand for
new housing. While some of this demand will be for new housing, some demand will also be for
existing (resale) homes. In addition, because we are examining household growth by age group,
in some instances, household growth may not result in any additional demand for new housing,
but may reflect households that prefer an aging in place strategy.
Ownership household growth in the 55 and over age cohort averaged approximately 75
households per year during 2006‐2011. However, going forward, ownership household
growth is expected to increase to approximately 180 households per year in 2011‐2016,
and then peak at about 215 households per year during 2016‐2021 before growth rates
begin to slow.
Higher household growth rates in the early part of the projection period reflect strong housing
completions in the latter stages of the 2006‐2011 period and the strong population growth
forecasts outlined in Amendment 1 of the Growth Plan for the Greater Golden Horseshoe.
Overall, household growth in the 55 and over age cohort is expected to be heavily
concentrated in single‐detached units. This is consistent with past trends in new housing
construction in BWG. However, there is expected to be a shift away from demand for single‐
detached units in the 55 and over age group towards apartment units. While about 86% of
ownership household growth in the 55 and over age group was in single‐detached units during
2006‐2011, this share is expected to decline to 80% by the 2026‐2031 period. This trend
reflects the aging of the baby‐boom generation. By 2031, the majority of baby‐boomers will be
over the age of 70, and may no longer be able to maintain a single‐detached home. This is
expected to result in increased demand for housing units that require less maintenance, such as
condominium apartment units.
The share of ownership household growth in semi‐detached units is expected to remain
relatively constant during the 2011‐2031 period. There is expected to be about 155
additional owner households age 55 and over in semi‐detached units by 2031,
representing average annual growth of about 10 households per year. Most of this
growth is expected to occur early in the forecast period.

72

Seniors Housing Needs Assessment, Bradford West Gwillimbury

FIGURE 7‐3: OWNER HOUSEHOLD GROWTH BY DWELLING TYPE, 55 AND OVER AGE COHORT, BWG,
2006 TO 2031
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Note: Values may not add due to rounding
Source: urbanMetrics inc.

Through the forecast period, row units are expected to account for a declining share of
ownership household growth in the 55 and over age cohort in BWG. Over the 2011‐2031
period, only about 1.5% of ownership household growth in the 55 and over age cohort is
expected to be in row units. This is down from about 4% during the 2006‐2011 period.
While the share of ownership household growth in single‐detached and row units in the 55 and
over age cohort is expected to decline through the forecast period, condominium apartment
units are expected to account for a larger share of household growth. During the 2006‐2011
period, only about 4% of ownership household growth in the 55 and over age cohort was in
condominium apartment units in BWG. This share is expected to increase to about 12% by the
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2026‐2031 period. Demographic shifts and an increasing preference for apartment units as
people age will drive demand for condominium apartments in BWG over the next 20 years.
7.2.2.1 OWNERSHIP HOUSEHOLD GROWTH IN SINGLE‐DETACHED UNITS
Historically, single‐detached units have been the most popular form of housing in BWG in all
age groups. At the time of the 2011 Census, approximately 4,535 persons age 55 and over, or
almost 80% of people age 55 and over in BWG lived in single‐detached housing. As indicated in
Section 7.2.2, there is expected to be approximately 2,500 additional households in single‐
detached units in BWG between 2011 and 2031. While some of these households may move to
BWG from other areas of the province, country or world, much of the growth in households will
be from the aging of households who currently reside in the municipality.
Figure 7‐4 examines ownership household growth in single‐detached units in the 55 and over
age cohort in BWG during the 2011‐2031 period.
FIGURE 7‐4: AVERAGE ANNUAL OWNER HOUSEHOLD GROWTH IN SINGLE‐DETACHED UNITS, 55
AND OVER AGE COHORT, BWG
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Based on results of our online survey, every respondent in the 55 and over age cohort in BWG
preferred single‐detached bungalows over two‐storey single‐detached housing. Based on these
results, it could be expected that all of the household growth in single‐detached units in the 55
and over age cohort will be in bungalow units. While some of this demand will be satisfied by
existing bungalow units, there will also be considerable demand for newly constructed
bungalow units.
An important source of demand for single‐detached housing is expected to be in adult lifestyle
communities.
BWG currently does not have an adult lifestyle community and there are no applications for
development an adult lifestyle community that contains single‐detached housing units.
However, based on results of our survey, there is significant demand for an adult lifestyle
community in BWG. Overall, 34% of respondents age 55 and over indicated a preference for an
adult lifestyle community. Of those that wanted to move into an adult lifestyle community,
nearly 70% indicated they would prefer a single‐detached unit.
In addition to adult lifestyle communities, life‐lease communities are also a popular form of
ownership housing among seniors. Based on results of our survey, however, there is little
demand for a life‐lease community in BWG (likely owing to limited knowledge of how the
scheme works). Overall, only 4% of survey respondents indicated a preference for moving to a
life‐lease community.
7.2.2.2 OWNERSHIP HOUSEHOLD GROWTH IN SEMI‐DETACHED AND ROW UNITS
Figure 7‐5 and Figure 7‐6 show ownership household growth in semi‐detached and row units,
respectively, in BWG among the 55 and over age cohort. Combined, these two dwelling types
are only expected to account for about 7% of ownership household growth during the 2011‐
2031 period. These results are broadly consistent with results of our online survey, which
indicate only limited demand for ownership‐based semi‐detached and row units among
households who anticipated moving over the next 10 years.
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FIGURE 7‐5: OWNER HOUSEHOLD GROWTH IN SEMI‐DETACHED UNITS, 55 AND OVER AGE COHORT,
BWG
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FIGURE 7‐6: OWNERSHIP HOUSEHOLD GROWTH IN ROW UNITS, 55 AND OVER AGE COHORT, BWG
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We acknowledge that there is likely potential for greater demand for ownership‐based semi‐
detached and row units based on the type of product being offered in the community. The
popularity of bungalow semi‐detached and row units has increased in recent years in Southern
Ontario. These units are generally condominium in tenure and mainly in adult lifestyle
communities. It is possible that if a developer marketed in this type of product in BWG,
household growth in this unit type would exceed the projections in Figure 7‐5 and Figure 7‐6.
However at this time, this product type is not be offered in the Town and there are no active
applications for development.
7.2.2.3 OWNERSHIP HOUSEHOLD GROWTH IN CONDOMINIUM APARTMENT UNITS
Figure 7‐7 shows average annual household growth in condominium apartment units in BWG in
the 55 and over age cohort. Like many smaller municipalities, there has been very little
condominium apartment development in BWG over the past decade. While in some instances,
this is due to a lack of demand, it is also the result of the inherent risk involved in developing
condominium apartment buildings in smaller communities, such as the length of time required
to achieve sales levels necessary to obtain financing to begin construction.
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Overall, BWG is expected to experience demand for 285 new condominium apartment
units from the 55 and over age cohort during the next 20 years, with the majority of this
demand occurring by 2021. It should also be reiterated that these projections are heavily based
on past trends in household growth in the municipality, and may therefore understate actual
levels of demand from BWG residents. Since there has been relatively limited condominium
apartment construction activity in BWG over the past decade, it is possible that there is a
substantial amount of pent‐up demand for condominium apartment units in the community.
FIGURE 7‐7: HOUSEHOLD GROWTH IN CONDOMINIUM APARTMENT UNITS, 55 AND OVER AGE
COHORT, BWG
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Source: urbanMetrics inc.
In the initial stages of the forecast period, demand for condominium apartment units is
expected to be relatively evenly distributed between pre‐seniors, young seniors and older
seniors. However, as the population of BWG continues to age, most of the household growth will
be concentrated in the 75 and over age cohort.
Household growth in condominium apartment units is expected to be concentrated in the 75
and over age cohort. Therefore, new condominium apartment projects in BWG should pay
particular attention when selecting an appropriate location for development, such as proximity
to future transit and access to healthcare options. A new condominium apartment project
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should also focus on design features and amenities that appeal to older seniors, such as
elevators in the building, wider doorways and walk‐in showers.
7.2.3

RENTER HOUSEHOLD GROWTH

Figure 7‐8 shows renter household growth by dwelling type for the 55 and over age cohort in
BWG. Overall, about 17% of household growth in the 55 and over age cohort is expected to be in
rental units. This share is expected to increase through the forecast period, from about 16%
during 2011‐2016 to 19% during the 2026‐2031 period.
The vast majority of household growth, nearly 70%, over the 2011‐2031 period is expected to
be in apartment units. Single‐detached rental units are expected to account for about 26% of
renter household growth over the 2011‐2031 period. These results are broadly consistent with
responses to our online survey.
FIGURE 7‐8: RENTER HOUSEHOLD GROWTH BY DWELLING TYPE, 55 AND OVER AGE COHORT, BWG,
2006 TO 2031
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Source: urbanMetrics inc.
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7.2.3.1 RENTER HOUSEHOLD GROWTH IN GROUND‐RELATED UNITS
While the majority of renter household growth in the 55 and over age cohort in BWG is
expected to be in apartment units, there is also expected to be some demand for ground‐
related7 rental units. As shown previously in Figure 7‐8, about 85% of this ground‐related
growth is expected to be in single‐detached units.
The majority of household growth in ground‐related renter units is expected to occur in the first
half of the forecast period, and the 55 to 74 age cohort is expected to account for the majority of
this growth.
FIGURE 7‐9: RENTER HOUSEHOLD GROWTH IN GROUND‐RELATED UNITS, 55 AND OVER AGE
COHORT, BWG
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Source: urbanMetrics inc.

7

Ground‐related housing refers to single‐detached, semi‐detached and row units.

80

Seniors Housing Needs Assessment, Bradford West Gwillimbury

7.2.3.2 RENTER HOUSEHOLD GROWTH IN APARTMENT UNITS
After single‐detached ownership units, rental apartment units are expected to be the largest
segment of household growth in BWG over the next 20 years in the 55 and over age cohort. The
segment is expected to experience growth of 425 households over the 20 year period (Figure
7‐10). This is equivalent to average annual growth of about 21 households per year. By
comparison, BWG has only added a total of 27 rental apartment units to the community over the
past decade.
FIGURE 7‐10: RENTER HOUSEHOLD GROWTH IN APARTMENT UNITS, 55 AND OVER AGE COHORT,
BWG
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7.2.4

DEMAND FOR SENIORS ACCOMMODATIONS

7.2.4.1 DEMAND FOR SENIORS RESIDENCES
There are a variety of methods that can be used to forecast demand for seniors accommod‐
ations. One method that can be used is to look at capture rates and vacancy rates in a defined
area and apply these to the number of persons age 75 and older within that area. A second
method utilizes the share of the population 75 and over in institutional and non‐institutional
collective dwellings.
Figure 7‐11 presents forecast growth in seniors residence spaces in Simcoe County, while
Figure 7‐12 presents forecast growth in seniors residence spaces in BWG specifically.
The population forecasts in Figure 7‐11 use data from the CMHC Seniors Housing Report and
population projections prepared by the Ontario Ministry of Finance to forecast demand for
seniors residence spaces in Simcoe County over the 2011‐2031 period. These forecasts assume
that the vacancy rate for seniors residence declines to 14% by 2021 and remains constant. The
forecasts also assume that the capture rate in Simcoe County remains constant at is 2012
estimated level of 5.7%. Based on these assumptions, Simcoe County is expected to add nearly
2,600 new seniors residence spaces over the 2012 to 2031 period, equivalent to approximately
135 new spaces per year.
FIGURE 7‐11: FORECAST GROWTH IN SENIORS RESIDENCE SPACES, SIMCOE COUNTY
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2026
2031

2,408
2,937
3,718
4,663

15.0%
14.0%
14.0%
14.0%

361
411
520
653

2,140
2,610
3,304
4,144

37,540
45,790
57,970
72,710

5.7%
5.7%
5.7%
5.7%

Growth 2012‐2031

2,578

2,291

40,120

319

Source: urbanMetrics inc. based on data from CMHC

Currently there are only 22 spaces in BWG that would be classified as seniors residences by
CMHC and the Census of Canada. The demand for seniors spaces in BWG is expected to increase
to 163 spaces by 2031, a growth of 141 spaces. Most of the demand for seniors residences
spaces is expected to occur between 2021 and 2031. Between 2011 and 2021, there is only
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expected to be demand for an additional 46 spaces, while between 2021 and 2031, there is
expected to be demand for 94 spaces as the leading edge of the baby‐boom generation enters
the 75 and over age cohort.
These projections likely understate actual demand for seniors residence spaces in BWG. There
has been no growth in seniors spaces in BWG over the past decade, therefore, BWG residents
who wanted to move into a seniors residence needed to leave the municipality. With the
introduction of a new seniors residence in the Town, it could increase the capture rate, as
seniors who wanted to move into a seniors residence but didn’t want to leave BWG, now have
the opportunity to do so.
In 2011, there were 1,240 persons in BWG age 75 and over. This results in a capture rate of
1.8%, based on the 22 seniors residence spaces in the Town. If we assume the “normal” capture
rate is 5.7%, similar to Simcoe County overall, BWG could accommodate almost 200 new
seniors spaces by 2031.
FIGURE 7‐12: FORECAST GROWTH IN SENIORS RESIDENCE SPACES, BWG

BWG
Population
75 and Over
Actual
2011
2012

1,240
1,323

Forecast
2016
2021
2026
2031

1,696
2,293
3,003
3,849

Growth 2012‐2031

BWG Seniors'
Spaces
Low
High
22 ‐
22
22 ‐
22
40
68
110
163

‐
‐
‐
‐

97
131
171
219

141 ‐

197

Capture Rate
Low
High
1.8% ‐ 1.8%
1.7% ‐ 1.7%
2.3%
3.0%
3.7%
4.2%

‐
‐
‐
‐

5.7%
5.7%
5.7%
5.7%

Source: urbanMetrics inc. based on data from CMHC

Therefore, based on available information about supply and demand of seniors spaces in
Simcoe County and BWG, we estimated there is demand for between 140 and 200 seniors
spaces in BWG between 2011 and 2031.
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7.2.4.2 DEMAND FOR LONG‐TERM CARE FACILITIES
Based on data from the 2011 Census of Canada, 8.8% of the Canadian population age 75 and
over reside in nursing homes, chronic care and long‐term care hospitals. The share of the
Canadian and Ontario populations age 75 and over in nursing homes, chronic care and long‐
term care hospitals are illustrated in Figure 7‐13. These shares are broadly consistent between
Canada and Ontario.
FIGURE 7‐13: POPULATION IN NURSING HOMES, CHRONIC CARE AND LONG‐TERM CARE
HOSPITALS, CANADA AND ONTARIO, 2011

19.5% 19.8%
Canada
Ontairo
8.8% 8.7%
4.6% 4.4%

75‐84

85 and Over

75 and Over

Source: urbanMetrics inc. based on data from the 2011 Census of
Canada

Forecast growth in long‐term care spaces in BWG are shown in Figure 7‐14. At the time of the
2011 Census of Canada, there were 1,240 persons age 75 and over in BWG and 246 beds in
long‐term care facilities. If we assume that all persons residing in Bradford Valley Long‐term
Care are age 75 and over, it results in a capture rate of 19.1% in BWG. Going forward, if we
assume that 4.4% of population growth in the 75‐84 age cohort and 19.8% of population
growth in the 85 and over age cohort will reside in long‐term care spaces, it results in a need for
234 additional long‐term care spaces by 2031.
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FIGURE 7‐14: FORECAST IN LONG‐TERM CARE SPACES, BWG

2011
2016
2021
2026
2031
Growth 2011‐2031

75‐84
932
1,172
1,588
2,119
2,695
1,763

Population
85 and
Over
359
524
705
884
1,154
795

Total
1,291
1,696
2,293
3,003
3,849
2,558

Capture Rates
85 and
75‐84
Over
n.a.
n.a.
4.4%
19.8%
4.4%
19.8%
4.4%
19.8%
4.4%
19.8%

Total
19.1%
17.1%
15.0%
13.4%
12.5%

Demand for
Long‐term Care
Spaces
246
290
344
402
480
234

Growth in
Long‐term
Care Spaces
n.a.
44
54
58
78

Source: urbanMetrics inc.

The September 15, 2011 report prepared by Altus Group titled Market Feasibility Study for a
Potential 120 Unit Retirement Residence Located at 2940 10th Sideroad, Bradford, Ontario states
that “the need for long‐term care beds has been observed in major markets across Canada at
approximately 100 beds per thousand seniors 75+ years old and older.” Applying this
assumption to the population growth in the 75 and over age cohort in BWG, it results in demand
for an additional 256 long‐term care beds in BWG by 2031.
Therefore, it is forecast that BWG will require between 234 and 256 additional long‐term care
beds by 2031 to accommodate population growth in the community by 2031. It is expected that
most of the demand for long‐term care spaces will be required by the end of the forecast period.
During the 2011‐2021 period, there is expected to be average annual demand for approximately
10 spaces per year, which is expected to increase to approximately 14 spaces per year during
the 2021‐2031 period. These forecasts are considered conservative based on the prevailing
capture rate in BWG. It is likely that, based on the current capture rate of 19.1%, Bradford
Valley Long‐term care has attracted residents from neighbouring municipalities. Therefore, if a
new long‐term care facility was constructed in BWG, it would also likely attract residents from
outside the municipality and increase the demand for spaces.

7.3 ADEQUACY OF HOUSING SUPPLY IN BWG
Section 2.3.1 of this report provided a detailed breakdown and discussion of the housing supply
in BWG that was approved, draft approved or pending as of December 2012. The future supply
of housing is shown again in Figure 7‐15 along with housing growth over the 2012‐2031 period.
The supply of housing shown in Figure 7‐15 does not include residential land in BWG that is not
under application for residential development or lands that can be intensified. These lands will
also add to the future supply of residential units in the Town.
It should also be noted that Figure 7‐15 represents the entire supply of housing available in
BWG to meet demand from all market segments, not just the age 55 and over buyer segment. In
addition to homebuyers age 55 and over, the Town requires adequate housing supply to meet
the first‐time buyer and move‐up buyer market.
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There are a total of approximately 3,404 single‐detached units in BWG that are approved, draft
approved or pending. Based on a review of site plans and builder websites, the vast majority of
these are two‐storey units. The only developments offering bungalow units are Summerlyn
Village by Great Gulf Homes and Horizon by Lormel Homes. These units are on 47‐foot to 50‐
foot lots and start at $599,990 for units in the development by Great Gulf Homes. Based on
results from the BWG Seniors Housing Survey, respondents overwhelmingly preferred single‐
detached bungalow. These respondents also preferred units on smaller lots and the average
price they were willing to pay was $280,000. The single‐detached bungalow units currently
being offered in BWG are much larger and more expensive than the type of unit
preferred by BWG residents. Therefore, there is potential to market single‐detached units on
smaller lots, preferably in a condominium development, to the 55 and over age cohort in BWG.
It should also be noted that household growth in the 55 and over age cohort accounts for nearly
three‐quarters of approved single‐detached units. Based on residential growth forecasts
prepared by Watson & Associates Economists Ltd. as part of the Town of Bradford West
Gwillimbury 2012 Development Charge Background Study Update for Water, Wastewater and
Road Services, September 12, 2012, there is expected to be 5,303 new single‐detached and semi‐
detached units in BWG by 2031. Therefore, based on the supply units in approved, draft
approved or pending applications, there is a shortfall of single‐detached units to accommodate
all the residential growth envisioned for BWG.
FIGURE 7‐15: SUPPLY AND DEMAND FOR HOUSING UNITS, BWG, DECEMBER 2012

SingleSemidetached1 detached

Row

Apartment

Seniors
Residence 3

Approved
Draft Approved
Pending
Total Supply

372
2,032
1,000
3,404

10
78
244
332

198
85
499
782

0
17
218
235

0
0
0
0

2011-2031 Household Growth2

2,507

156

52

715

403

897

176

730

(480)

(403)

Surplus (Shortfall)

Source: urbanMetrics inc. based on information provided by the Town of Bradford West
1
2
3

Includes all single-detached and estate residential units.
55 and over age cohort. Adjusted to end of 2012. Includes both ownership and rental.
Includes seniors residences and long-term care facilities. Assumes the mid-point of growth.

There appears to be an adequate supply of semi‐detached and row units in BWG to
accommodate household growth in semi‐detached and row units in the 55 and over age cohort.
There is only expected to be household growth of about 90 households in semi‐detached units
and about 30 households in row units between 2013 and 2021. While there has been little
demand for semi‐detached and row units in BWG, this is likely due to the product that has been
offered in the Town. A review of semi‐detached and row units being marketed in BWG indicates
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that they are all 2‐storey dwellings. If a new home developer were to market bungalow semi‐
detached and row units, there would likely be considerable demand from BWG residents age 55
and over. Also, bungalow semi‐detached and row units could likely be offered at a price that
BWG residents are willing to pay. Bungalow semi‐detached and row units are also usually in
condominium communities, and would therefore generally offer buyers a “maintenance free”
lifestyle.
A review of applications for draft approved and pending apartment units indicates that BWG
has an inadequate supply of condominium apartment units in the Town to satisfy demand.
There are only two active applications for apartment development in BWG. One application is
for a 17‐unit apartment building located at 46 Centre Street. This application has been
approved since 2003 and construction has not commenced. The second application is for a
proposed 218‐unit condominium apartment building located at 2362 8th Line. Based on our
demand projections, there is expected to be demand for approximately 350 condominium
apartment units in BWG from the 55 and over age cohort. One of the only condominium
apartment projects that we are aware of is the 45 unit building at 112 Simcoe Road that was
completed in 2007. Therefore, most of the demand for condominium apartment units in BWG
will have to come from the construction of new units. Taking into account the known potential
supply of condominium apartment units in the Town, there is likely sufficient supply to meet
demand if these projects are approved and built.
Over the 2011‐2031 period, there is expected to be 425 additional households age 55 and over
in rental apartment units, equivalent to about 21 new households per year. According to the list
of residential development applications, there are no rental apartment projects proposed in
BWG. Therefore, there is likely to be a significant shortage of rental apartment units in BWG
over the next 20 years.
Based on information provided by the Town, there are no approved, draft approved or pending
applications for independent/assisted living seniors residences or long‐term care facilities in
BWG. There is expected to be demand for an additional 140 to 200 spaces in independent/
assisted living seniors residences in the Town over the next 20 years. Therefore, there is likely
sufficient demand to accommodate the construction of a new facility in the Town. There is also
expected to be demand for an additional 230 spaces in long‐term care facilities in the Town of
the 20 forecast period. However, as noted earlier, these projections are only based on demand
from BWG residents. There is potential for people to move from neighbouring municipalities to
a new seniors residence in BWG, if a new development was built. Also, if we assume a capture
rate of 5.7%, which is the same as Simcoe County, there is an immediate demand for about 50
spaces in seniors residences in BWG.
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8 PREVIOUS SENIORS HOUSING STUDIES
8.1 STUDIES COMPLETED IN BWG
The following section provides key highlights from studies completed to date with respect to
the seniors housing market locally and regionally.
8.1.1

ANALYSIS OF THE NEED FOR ADULT LIFESTYLE/SENIORS HOUSING (IBI, 2013)

This study was conducted by IBI Group on the behalf of a private client in 2003. Among the
requirements of the report was the need to assess the market demand and supply for this
specialized housing type and to assess affordability levels.
Some of the key highlights of this study include:











The GTA is a strong market for adult lifestyle communities and it is likely that BWG will
experience an increase in demand for this type of “specialized housing”
The population in BWG is aging and therefore increases the need for housing serving the
needs of those who wish to down size. The percentage of the population age 55 and over
has increased from 12.9% of the population in 1991 to 15.2% in 2001.
The majority of movers are from outside BWG; approximately 60% of movers to BWG
moved from outside the municipality. It can be expected that the Town will experience
an increasing level of demand for housing that cater to these new residents.
Bradford needs to provide an alternative to single‐detached dwelling. The market for
housing in Bradford is almost exclusively based on the new ownership market and is
dominated by the development of single‐detached units in freehold tenure.
In its affordability assessment, IBI suggests a price range of $217,000 ‐ $290,000 for a
single detached bungalow; $200,000 ‐$230,000 for a semi‐detached dwelling; and
$160,000 – 185,000 for a townhouse. These suggested house prices were largely based
on market prices for new and existing homes in BWG. However, in the 10 years since
this study was completed, new single‐detached house prices in BWG have risen by about
46%. Therefore, these suggested prices ranges are no longer relevant.
The IBI report also makes the important conclusion that a large portion of buyers in an
adult lifestyle community do not require mortgage financing, as many finance the
purchase price of a new home with equity built up in their existing home. IBI then
recommends that an appropriate estimate of affordability is based on the selling prices
of comparable homes in the BWG.
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8.1.2

MARKET FEASIBILITY STUDY POTENTIAL 120 UNIT RETIREMENT RESIDENCE
(ALTUS, 2011)

The market feasibility study conducted by Altus Group in 2011 to investigated the supply and
demand for a private pay retirement residence.
Altus Group relied on a standard demand analysis to investigate the feasibility of a 120‐unit
residence. In their assessment, Altus identified the following qualitative strengths and
weaknesses:




Strengths: Above population growth, above average senior population growth; higherh
than average household income; homeowners’ market; low visible minority population,
and high percentage of senior movers.
Weaknesses: below average seniors income, predominantly younger household
maintainers, and lower percentage of seniors living alone.

Altus found that the potential demand for mid‐market supportive living retirement sits
around 210 suites in the primary market area, and concluded that the market is
undersupplied.
8.1.3

MARKET CONDITIONS AND CHALLENGES FACING THE DEVELOPMENT OF NEW
RENTAL AND CONDOMINIUM APARTMENTS IN SMALLER MARKETS (ALTUS, 2011)

This study was also completed by Altus as part of an application for a 120‐unit retirement
residence in BWG. The report provided some insights on the market conditions for the
development of new rental and condominium apartments in BWG. As demonstrated throughout
the Seniors Housing Needs Assessment, the Town of BWG has been unsuccessful so far to
diversity the range and types of housing offered to local residents.
One of the conclusions Altus reached is that both condominium and private rental apartment
construction faced challenges in smaller markets, notably BWG. That being said, the aging baby
boomers may affect positively, as they often prefer maintenance‐free and smaller housing unit.
8.1.4

ORANGEVILLE SENIORS HOUSING STRATEGY (TOWN OF ORANGEVILLE , 2010)

In January 2010, a seniors housing strategy was prepared by SHS Consulting on behalf of the
Town of Orangeville. The purpose of this strategy was to understand how local policies should
inform the housing needs of an aging population. The study highlighted five key issues that are
not dissimilar to some of the challenges Bradford West Gwillimbury is currently facing: 1)
Housing mix is not consistent with needs, 2) Housing and support options don’t meet needs of
seniors, 3) rental housing stock is stagnant, 4) rental housing supply is insufficient, and 5)
affordable ownership housing supply is insufficient. In order to address these challenges, the
strategy recommends two goals focused on diversification and affordability:
Goal 1: A diverse housing supply that meets the needs of an aging population.
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Objective 1: Encourage a diverse range of housing options available to seniors.
Objective 2: Facilitate seniors housing in place
Objective 3: Improve accessibility options
Objective 4: Promote age‐friendly design and built environments
Goal 2: Affordable housing is available to all seniors
Objective 1: Foster an affordable housing supply for seniors by protecting the current
supply of rental housing
Objective 2: Increase the affordable housing supply available to seniors
In order to implement these objectives, the study recommends reviewing some of the policies in
the Town’s planning documents. For instance, reducing the group home minimum distance
separation, increasing the basket of uses in plans of subdivision, or prohibiting down‐zoning of
properties may create the conditions to accommodate a greater supply of units for seniors.
8.1.5

PENDER HARBOUR SENIORS HOUSING NEEDS ASSESSMENT, (M.THOMSON
CONSULTING, 2012)

In July 2012, M. Thomson Consulting prepared a seniors housing needs assessment for Pender
Harbour. The background for Pender Harbour study is founded on a backdrop quite similar the
demographic trends observed throughout Canada. In this case, nearly 25% of the population is
over 65 years old living either alone with their spouse in single detached dwellings. Some of the
challenges in Pender include the high cost of rental apartments, the scarcity of available units,
and the relatively high ratio of people (12.4%) paying more than 30% on housing costs. The
study identifies a number of strengths that could be further enhanced to benefit seniors.
1. Make use of health and wellness programs available to residents, as well as some
options for home support and assistance around the home.
2. Volunteer opportunities and clubs abound, which will help seniors age in place.
That being said, the study highlights that the lack of transportation and bus service creates a
barrier that will prevent seniors to access most of the community amenities and services
without additional assistance.
The study also makes community planning recommendations regarding possible seniors
housing development:






Locate the development centrally
Balance social activities with independence and privacy
Provide low‐cost option
Consider size to meet the current needs of the community
Consider partnership opportunities
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9 CONCLUSION & RECOMMENDATIONS
9.1 CONCLUSIONS
Based on population projections contained in the Growth Plan, the Town of Bradford West
Gwillimbury is expected to account for a growing share of population growth in Simcoe County
over the next 20 years. According to population projections prepared by the Ontario Ministry of
Finance, by 2031 approximately 25% of the population in Simcoe County is expected to be over
the age of 65. A summary of population projections for persons 55 and over age living in BWG is
shown in Figure 9‐1. Based on these projections, municipalities such as BWG need to provide
the types of housing that appeal to this demographic. However, to date, housing in the Town has
been concentrated almost exclusively in single‐detached units, and based on new home
development in the pipeline, single‐detached units will continue to dominate the housing
landscape in BWG.
FIGURE 9‐1: POPULATION PROJECTIONS IN THE 55 AND OVER AGE COHORT, BWG

Population Growth
2011‐2016
2016‐2021
2021‐2026
2026‐2031
Growth 2011‐2031

55‐64
1,050
1,300
‐
(400)
1,950

65‐74
600
800
850
750
3,000

75 and
Over
400
600
700
850
2,550

Total
2,050
2,700
1,550
1,200
7,500

% of Total
Population
Growth
31%
41%
36%
33%
35%

Source: urbanMetrics inc.
Note: Forecasts have been rounded to nearest 100 persons.
While single‐detached units are appropriate for (and indeed preferred by) some demographic
groups, there is a growing body of evidence that as people age, they tend to move out of single‐
detached dwellings in favour of other forms of housing, such as apartments. This is problematic
for municipalities like BWG, where single‐detached housing has historically been such a
prominent feature of the housing landscape. As indicated in the Housing the Aging, Guidelines for
Development and Design, Government of Canada, National Advisory Council on Aging, Ottawa
(1992), the primary interest of seniors is to continue to live independently in the community
and preferably in their own homes for as long as they can. If seniors in BWG are to achieve this
goal, a wide range of housing choices must be available.
A review of current housing market conditions in BWG indicates that the types of housing
desired by seniors are in very short supply. For instance, the rental apartment market in the
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community is very tight, with a vacancy rate below 1%. In addition, there has been only one
new condominium apartment project developed in the community over the past decade. BWG
also has a very limited supply of seniors’ residence spaces. Therefore, the BWG housing
market has fallen short is providing a broad range of housing options for older adults. In
the coming years, these shortfalls will be amplified as a growing share of baby‐boomers
move into the 65 and over age group and require housing that suits their accessibility
needs.
Based on household growth projections prepared by urbanMetrics, BWG is expected to see the
number of owner‐based households, age 55 and over, swell by about 3,000 households by 2031.
These ownership household growth forecasts along with parallel forecasts of renter household
growth are summarized in Figure 9‐2 by 5‐year period increments.
FIGURE 9‐2: OWNERSHIP AND RENTER HOUSEHOLD GROWTH, 55 AND OVER AGE COHORT, BWG
Ownership
Single‐
Detached
Household Growth
2011‐2016
2016‐2021
2021‐2026
2026‐2031
2011‐2031

Semi‐
Detached

770
900
480
360
2,510

45
55
30
25
155

Renter

Row

Apartment
15
15
10
5
45

80
90
65
55
290

Ground‐
Related
50
65
35
20
170

Seniors
1

Long‐term
Care

46
31
41
50
169

44
54
58
78
234

Apartment Residence
110
135
95
85
425

Total
1,160
1,345
814
678
3,998

Source: urbanMetrics inc.
1

Assumes the mid‐point of growth

While the majority of this household growth is expected to be in single‐detached units, the type
of single‐detached housing in the pipeline for development in the Town does not actually
meet the needs of seniors as they age. Seniors will increasingly require bungalow units
that will allow them to age‐in‐place, rather than the two‐storey single‐detached units
currently being developed.
In addition to demand for single‐detached dwellings, there is expected to be an additional
290 households age 55 and over in condominium apartment units in BWG over the study
period. Based on a review of draft approved and pending applications for condominium
apartment units, it is our professional opinion that the number of units in active applications is
not sufficient to meet the demand for seniors. The application for a 17‐unit apartment located at
46 Centre St. has been draft approved since 2003 and construction has not commenced. The
only application for condominium apartments that we are aware of that is suitable for seniors is
the proposed 218‐unit condominium apartment building located at 2362 8th Line.
In addition to household growth in ownership units, BWG is expected to add (require) 610
households in rental units over the study period. The majority of this household growth will
be in rental apartment buildings. However, with the current rental apartment market being
tight, there is simply not room to accommodate this growth within the existing stock. Therefore,
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there will be significant demand for new purpose‐built rental apartments in BWG,
notably in the 2016‐2021 period.
BWG residents have also identified the need for seniors’ residence spaces in the community,
notably independent and assisted living spaces. At the present time, there are only 22 seniors’
residences spaces in BWG. These spaces result in a capture rate of only 1.7% in BWG, compared
to a 5.7% capture rate in Simcoe County overall. If we assume the ‘natural’ capture rate, in the
absence of supply shortages, in BWG is 5.7%, it would result in an immediate demand for
approximately 50 seniors’ housing spaces. In addition to this immediate demand for
seniors’ residence spaces, there is expected to be demand for an additional 140 spaces in
BWG by 2031. However, this only quantifies demand from BWG residents. If a new
seniors’ complex was built in the Town, it would likely draw seniors from neighbouring
municipalities as well.
As stated earlier in this report, while it is important to have an adequate supply of housing
available for seniors, it is also important that this housing is affordable. Based on our analysis
and results of the survey, there does not appear to be an affordability gap that would preclude
seniors housing in BWG. BWG already has some of the most affordable housing in the GTA and
the majority of survey respondents are comfortable with the ownership and rental costs
associated with their home. BWG does however have a gap in terms of the type of housing
available to seniors. If there were a broader range of housing available to seniors, such as
condominium apartments for example, it might close the perceived affordability gap in the
community. By providing seniors with a built form of housing that is typically more affordable,
such as condominium apartments, it would allow seniors in BWG to “cash out” on the equity
built up in their current home.
While BWG’s housing market has been slow to adjust to the needs of seniors in the community,
as the baby‐boomer generation continues to age, the housing needs of this demographic will be
increasing difficult to ignore. If BWG does not provide a wide range of housing choices to
seniors, it will increasingly lose long‐time residents to neighbouring municipalities. This report
has established that the seniors’ population in BWG demands a broader range of housing
choices. Seniors in BWG are also acutely aware of their need for certain types of housing in the
community in years to come. BWG has had much success in recent years in attracting
developers for two‐storey single‐detached units. However the time has come to develop
housing desired by seniors. Over the next 10 years, this includes bungalow units in the form of
single‐detached, semi‐detached and townhouses. These units should be condominium in tenure
to address the demand for a maintenance free lifestyle for seniors. There is also likely to be
significant demand for condominium and rental apartment units geared towards seniors over
the next 10 years. While there appears to be some immediate demand for independent and
assisted living residences, most of this demand will likely occur during the 2021‐2031 period.
In addition to using this report as a marketing tool to help attract seniors housing developers to
the municipality, there is also the potential to entire residential developers already in the
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community to offer a broader range of housing types. The next section of this report identifies
steps the municipality can take to help meet the need for seniors’ housing in the community.

9.2 RECOMMENDATIONS
Recommendation 1: Town of BWG host a roundtable discussion with new home builders
already operating in the community to identify the types of housing needed in BWG over the
next decade and what can be done to accommodate this demand.
Recommendation 2: BWG conducts a policy and land use analysis to identify potential sites for
higher density seniors housing and adult lifestyle communities.
Recommendation 3: BWG delegates a committee to partner with provincial seniors’ advocacy
groups to strengthen relations between in‐home care providers and the community.
9.2.1

RECOMMENDATION 1: HOST A ROUNDTABLE DISCUSSION WITH NEW HOME
BUILDERS ALREADY OPERATING IN BWG

While attracting seniors’ housing developers to the community is an important part of a
pragmatic seniors housing strategy, it is also important to determine if the need for seniors’
housing can be met by residential developers already operating in BWG.
The Town of BWG can facilitate a broader range of housing choices in the community by holding
a new home builders’ roundtable discussion with residential developers already operating in
the community. This discussion would serve as a review of the key findings of the Seniors’
Housing Needs Assessment and determine if the types of housing that are appropriate for
seniors’ can be accommodated in any of the approved residential applications. As identified in
the report, the majority of household growth in the 55 and over age group in BWG is expected
to be in single‐detached units. However, the layout of single‐detached units being marketed in
the community is generally not appropriate for seniors, as they are two‐storey units as opposed
to bungalows.
Therefore, the purpose of the discussion would be to educate developers on accessibility
options that can be accommodated in dwelling types they are currently proposing. The
roundtable discussion could be attended by experts in the area of Flex Housing and universal
design, who can show developers how these designs can be incorporated into new housing at a
minimal cost.
9.2.2

RECOMMENDATION 2: IDENTIFY AND PROMOTE POTENTIAL SITES FOR SENIORS
HOUSING IN BWG

Survey respondents and workshop attendees repeatedly expressed a concern to not only
improve the range of seniors housing in the community, but to also have these housing options
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in appropriate locations. Proximity to transportation services, commercial amenities and social
services were repeatedly identified as being very important to seniors.
It is our understanding that staff at the Town has prepared a list of potential seniors housing
sites that are located throughout the community. These sites are graded based on various
metrics, including proximity to open space, transit, commercial amenities, and medical services.
Town staff has also estimated the time to develop the land and the current land use designation
and zoning.
Therefore, in addition to providing residential and seniors housing developers with the demand
projections in this report, developers could also be provided with a list of sites that are deemed
appropriate for seniors housing in the community. Many of the sites identified by Town staff as
being “appropriate for seniors housing” require an Official Plan or Zoning By‐Law amendment.
One way to encourage development of these sites with seniors housing could be to discount or
eliminate any planning application fees for an OPA or Zoning amendment. Additionally, the
Town could also offer a discount on building and other permitting fees associated with seniors
housing developments on these and other sites.
While the Town should be working aggressively toward growing its stock of seniors‐based
housing, we do not believe that new policy definitions with respect to seniors housing or
seniors communities are necessarily warranted at this time. Section 5.4.4.11 of the BWG Official
Plan provides sufficient policy direction related to the need and priority for seniors housing.
9.2.3

RECOMMENDATION 3: COMMITTEE TO STRENGHTEN IN HOME CARE

This recommendation is two‐fold. The Local Health Integration Network is the recipient of $700
million in provincial funding to prepare a strategy to enable seniors to “age in place”. A
significant portion of that funding will be earmarked to conduct feasibility studies and position
papers. In that vein, the Seniors Housing Committee could use this opportunity to partner with
LHIN to investigate the obstacles and opportunities for seniors to age in their homes. Second,
the Seniors Housing Committee could organize a roundtable to identify gaps & opportunities to
improve in‐home, non‐medical care services. While providing a range of seniors housing
options is important, there were also a number of services that BWG residents feel are missing
in the community.

95

