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	Note for user

	This template illustrates how data findings are presented through tables and charts. To show how each element will look when populated, the tables and charts are filled with sample data. If you are using this document as a starting point for new work, replace this sample data with figures for your own community. All table data appears in red font as a reminder that it needs to be changed.
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	REPORT DISCLAIMER

	This document is intended as a foundation for a Housing Needs Assessment, not a finished product. It provides a structured, data-driven starting point that practitioners are encouraged to adapt freely to suit the needs, context, and priorities of the community being assessed. Users should review all content carefully and satisfy themselves that the analysis, framing, and methodological choices are appropriate for local conditions, and should revise or replace any elements that would be better addressed through a locally grounded approach.

Some sections of this document cannot be completed as part of a standardized foundation. In particular, the qualitative discussion questions required by the federal Housing Needs Assessment template depend on community-specific knowledge, consultation findings, and contextual judgment that fall outside the scope of this work. These sections are identified throughout the document by clearly marked callouts (similarly formatted to this one) indicating where additional information or narrative is required before the report can be considered complete.

As a foundation document, this HNA is necessarily limited in scope. Tasks that require substantial effort, direct community engagement, or a high degree of local specificity (e.g., including stakeholder consultation, institution-level data collection, and locally calibrated analysis) are beyond what a broadly applicable starting point can provide. Practitioners seeking guidance on what additional work could meaningfully strengthen this report are encouraged to consult the Guidebook – HNA Best Practice Review document, which identifies the kinds of content that can improve the depth, rigour, and local relevance of a completed Housing Needs Assessment.
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[bookmark: _Toc237355927]INTRODUCTION

This Housing Needs Assessment (HNA) provides a comprehensive, evidence-based examination of current and projected housing conditions in the community. Drawing on data from Statistics Canada, the Canada Mortgage and Housing Corporation (CMHC), and other authoritative sources, it profiles the community's demographic and economic characteristics, documents the composition and performance of the local housing market, and identifies the populations and household types most at risk of housing need. Where local data are suppressed or unavailable, regional or provincial comparators are provided to contextualize conditions and minimize gaps in the analysis. The findings are intended to support community planning and policy decisions, and serve as a reference for applications to federal and provincial funding programs. 

While the report is structured to address the core requirements of a Housing Needs Assessment under Federal HNA data requirements, it is also designed to be accessible to a broad audience (e.g., elected officials, community organizations, and residents) who may engage with only select sections of the document.

[bookmark: _Toc237355928]COMMUNITY HISTORY
	Question
	Federal template question to complete

	5.2
	Please provide a brief history of how housing in the community, or territory and its communities has been shaped by forces such as employment growth and economic development, infrastructure, transportation, climate impacts, and migration. Please include any long-term housing challenges the community has faced.



[bookmark: _Toc237355929]LOCAL HOUSING CONTEXT
	Question
	Federal template question to complete

	2.1
	Detail the existing municipal, territorial, and/or community housing policy and regulatory context, such as approved housing strategies, action plans, and relevant official territory and/ or community plans.



[bookmark: _Toc237355930]APPROACH
	Question
	Federal template question to complete

	1.1
	Provide an overview of the quantitative and qualitative methodology and assumptions used to develop this Housing Needs Assessment. This should include both quantitative and qualitative methods. Please also identify the publicly available data sources used to complete this assessment.

	1.2
	Provide an overview of the methodology and assumptions used to engage with key stakeholder groups (e.g., non-profit housing providers, developers, public entities). This should include qualitative and quantitative methods. Please provide a description of who was engaged, the type of engagement that took place, and the nature of the engagement (e.g. interviews, consultations).

	1.3
	Please provide an overview of the methodology and assumptions used to conduct engagement with the priority groups in the development of this Housing Needs Assessment. This should include qualitative and quantitative methods. Please provide a description of who was engaged, the type of engagement that took place, and the nature of the engagement (e.g., interviews, consultations). If a private individual has been engaged, please anonymize and remove any identifying features from the narrative.

	6.1
	Outline the methodology and calculations used to complete the projections, including all assumptions (see Methodology – Projection document).




[bookmark: _Toc237355931]LONG-TERM PLANNING

	Question
	Federal template question to complete

	7.1
	Please use the following questions to describe how those linkages will be made.

· How will this HNA inform official community or development plans, housing policies and/or actions going forward? For example, if the HNA identifies specific needs in your communities across the housing spectrum (e.g., housing needed for priority populations, units for large households in denser form factors, more diverse structural types such as missing middle housing, or more affordable and higher-density housing near transit), how could actions and changes in policy and planning help address those needs?

· How will data be collected through this HNA help direct those plans and policies as they aim to improve housing at the territorial and community level, and how will this intersect with major development patterns, growth management strategies, as well as master plans and capital plans that guide infrastructure investments?

· Based on the findings of this HNA, and particularly the projected housing needs, please describe any anticipated growth pressures caused by infrastructure gaps that will need to be prioritized and addressed in order to effectively plan and prepare for forecasted growth. This can relate to any type of enabling infrastructure needed for housing, including fixed and non-fixed assets, as well as social, community or natural infrastructure that your local government has identified as a priority for fostering more complete and resilient communities.


· 

[bookmark: _Toc237355932]COMMUNITY SNAPSHOT

The following is a high-level synopsis of the entire Housing Needs Assessment (HNA), distilling key findings into a concise format. It is deliberately positioned at the front of the report so that readers can orient themselves before engaging with the more detailed analysis in later sections.

[bookmark: _Toc223686633][bookmark: _Toc222480659]An overview ensures that the report's most consequential findings (e.g., housing need indicators, population pressures, projected demand) are immediately visible to those who may not read the full document. It may also serve as an initial reference for funding applications to programs such as the Housing Accelerator Fund (HAF) and the Build Communities Strong Fund (BCSF). However, funding programs will necessitate that data and narrative align with federal HNA requirements. Specific data noted in those requirements, along with the discussion questions posed by the federal government, are found in the Appendix. While most data tables can be completed using traditional data sources, the majority of discussion questions should be completed by the party submitting this document for funding, as they require nuance not available through data alone (or at all).

PRIORITY ISSUES

	Issue
	Local implication

	Social deprivation
	Social deprivation measures household fragmentation, lone-parent family prevalence, and social isolation within a community. Social deprivation is high both provincially and nationally, with substantially elevated rates of household fragmentation, lone-parent families, and social isolation. These characteristics are among the strongest predictors of housing instability and core housing need at the individual level.

	Ethno-cultural composition
	Ethno-cultural composition measures the concentration of immigrant and visible minority populations, including indicators of linguistic isolation and housing crowding, in the context of marginalization risk. Ethno-cultural complexity is high both provincially and nationally. Elevated rates of linguistic isolation, recent immigration, and housing crowding create concrete barriers to navigating the rental market, asserting tenant rights, and accessing housing services; barriers that require culturally responsive approaches to outreach and service delivery.

	Residential instability
	Residential instability measures the degree to which a neighbourhood's population is transient and households are fragile, based on factors such as renting, living alone, and frequent moving. Residential instability is high both provincially and nationally, reflecting a population with substantially elevated rates of renting, living alone, and frequent moves. These households face acute exposure to displacement and have the least capacity to absorb market shocks, making housing security a priority concern for this community.

	Social vulnerability
	Social vulnerability measures the distribution of risk factors (such as disability, low-income, and housing inadequacy) that amplify harm when disruptions occur. Social vulnerability is above average both provincially and nationally, reflecting a meaningful share of residents whose circumstances (disability, low-income, lone-parent status, or housing inadequacy) would intensify harm during a market disruption. 

	Social resilience
	Social resilience measures a community's collective capacity to withstand and recover from natural hazards by measuring its human capital and economic diversity.  Social resilience is below average both provincially and nationally, with the community's collective capacity to absorb and recover from disruptions somewhat below peers. Community infrastructure and institutional support networks are less developed than wider norms.






DEMOGRAPHIC PROFILE

	48,120
	+17%
	+1%

	Total population (2025)
	Population change (2021-2025)
	Change to 0 to 14 year olds (2021-2025)

	+40%
	+11%
	31%

	Change to 15 to 34 year olds 
(2021-2025)
	Change to 65+ year olds (2021-2025)
	Share of population that moved to the community between 2016-2021

	22%
	14%
	2%

	Visible minority identifying persons (2021)
	Immigrants (2021)
	Indigenous identifying persons (2021)

	17,180
	46%
	54%

	Total households (2021)
	Owner households (2021)
	Renter households (2021)

	35%
	9%
	265

	Single person households
	Lone parent households
	Suppressed 25 to 34 year old led households (2021)



ECONOMIC PROFILE

	$66,000
	$36,400
	13%

	Median before-tax household income (2020)
	Before-tax single person income (2020)
	Largest employer: Retail trade [44-45]

	9,670
	65.2%
	9.7%

	Net inflow of commuters (2021)
	Persons 15+ in the labour force (2021)
	Persons 15+ unemployed (2021)

	14%
	20%
	+24%

	Persons living below the poverty line (2021)
	Households with very low- or low-incomes
	Change in province-wide wage/salaries (2019-2024)
















HOUSING PROFILE

	18,364
	6%
	44%

	Total dwellings (2021)
	Not occupied by usual residents (e.g., vacant, STRs, second homes - 2021)
	Single-detached dwellings (2021)

	416
	50%
	34%

	Average annual permit totals (2018-2023)
	Dwellings built pre-1980
	Estimated dwellings with moderate to high flood susceptibility

	+36%
	1.5%
	32%

	Change in average rents (2020-2025)
	Local rental vacancy rate
	Rentals considered affordable (2021)

	-430
	+42%
	318

	Change in affordable rentals 
(2016-2021)
	Change in average sale prices (2020-2025)
	Estimated short-term rentals that are potentially long-term housing (2025)

	17%
	1,203
	86

	Renters living in subsidized housing (2021)
	Non-market housing inventory
(beds and units)
	Shelters for various population groups



HOUSING NEED

	5%
	6%
	24%

	Overcrowded households (2021)
	Dwellings needing major repair (2021)
	Dwellings deemed unaffordable (2021)

	9%
	3%
	14%

	Total households in core housing need (2021)
	Owner households in core housing need (2021)
	Renter households in core housing need (2021)

	66%
	88%
	4%

	Households in core need that are single persons (2021)
	Households in core need that are very low- or low-income earning (2021)
	Total households in extreme core housing need (2021)















UNIT DEMAND / PROJECTED NEEDS

	53,870
	+12%
	+1%

	Projected population (2035)
	Projected population change (2025-2035)
	Change to 0 to 14 year olds (2025-2035)

	+4%
	+21%
	4,395

	Change to 15 to 34 year olds 
(2021-2025)
	Change to 65+ year olds (2021-2025)
	Estimated 2025 dwelling deficit

	8,490
	41%
	59%

	Projected total new dwelling demand (2025-2035)
	Demand for affordable units (2025-2035)
	Demand for rental units (2025-2035)

	4,900
	2,245
	

	Potential inflow of unit demand from employment pressures (2025)
	Total senior housing bed/unit demand (by 2035)
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This section provides key population and household information to contextualize the sections that follow. It covers who lives in the community, how migration has shaped it, and how households are formed and structured. Where possible, comparisons are made between the local community and the county / region and province said community belongs to.

[bookmark: _Toc223686636][bookmark: _Toc237355934]POPULATION
The following is an examination into the community's demographic structure and trends, including total population, growth or decline, age distribution, and the presence of key population groups such as Indigenous Peoples, recent immigrants, and migrants.

	Question
	Federal template question to complete

	2.3
	How have population changes in your community, or territory and its communities impacted your housing market?



[bookmark: _Toc222480660]Population Change
Population trends are a leading indicator of housing demand. For example, rapid growth in the 25-to-34 age group may signal rising demand for starter rentals and first-time ownership options, while growth in the 65+ age group could point toward future need for accessible, age-appropriate, and potentially supported housing.

Table 4.1 provides a snapshot of the current local population and how it has shifted since the most recent Census, alongside a comparison of age distributions across local, regional, and provincial levels to situate the community within a broader demographic context.

[bookmark: _Ref222758146]Table 4.1: Population estimates by age group (2025) compared to most recent census (2021) and comparison of age distribution by geography
	 
	Total
	0 to 14
	15 to 24
	25 to 34
	35 to 54
	55 to 64
	65 to 84
	85+

	Local population

	2025 total
	48,120
	5,500
	8,440
	8,880
	10,800
	4,925
	8,210
	1,365

	Since 2021
	+17%
	+1%
	+29%
	+52%
	+14%
	-4%
	+12%
	+6%

	Age distribution comparison to higher geographies

	Local
	100%
	11%
	18%
	18%
	22%
	10%
	17%
	3%

	Region
	100%
	14%
	15%
	17%
	24%
	12%
	17%
	2%

	Province
	100%
	14%
	13%
	15%
	24%
	13%
	19%
	2%


Source: derived from Statistics Canada Table 17-10-0162 and Statistics Canada 2021 Census Profile

A local age profile that skews younger than the region or province may signal stronger near-term demand for rental housing and entry-level ownership, reflecting a population at or approaching household formation age. Conversely, a disproportionately older age structure may point toward growing demand for accessible, age-appropriate, and potentially supported housing in the coming years. Notable growth or decline in a given age group since the last Census warrants particular attention, as it may reflect shifts in migration behaviour, labour market conditions, or life-stage transitions with direct implications for the type and volume of housing demanded. 

Figure 4.1 situates these trends in time by illustrating how the total population has changed on an annual basis. It offers important context for understanding whether recent population change is accelerating, stabilizing, or reversing. Sustained growth typically signals ongoing in-migration and, less commonly, natural increase (i.e., births surpassing deaths), each of which generates demand across different housing market segments and at different time horizons.

[bookmark: _Ref222758234]Figure 4.1: Annual change in total population from previous year's population

Source: derived from Statistics Canada Table 17-10-0155

Migration
Year-to-year volatility can reflect economic shifts, changes in migration flows, or short-term demographic events, and may warrant cautious interpretation rather than extrapolation. The components driving these trends are explored in Figure 4.2, which disaggregates regional population change into its constituent parts, and Table 4.2, which draws on Census data to examine where recent movers within the local population originated.

More specifically, Figure 4.2 illustrates the relative contribution of different components (natural change, intraprovincial migration, interprovincial migration, and international migration) to overall regional population change, providing a basis for understanding which forces may be most responsible for local growth or decline.

[bookmark: _Ref222758358]Figure 4.2: Annual regional demographic component shares of population change

Source: derived from Statistics Canada Tables 17-10-0152 and 17-10-0153

Communities where in-migration accounts for a large share of regional population change may face more unpredictable housing demand, as migrant populations tend to arrive rapidly and concentrate in specific segments of the market, such as rentals for newcomers or younger adults. Conversely, regions where natural increase is the dominant driver typically experience more gradual and demographically predictable growth. A declining share of natural increase alongside flat or negative in-migration may indicate structural demographic challenges that will exert downward pressure on household formation over at least the medium term. 

Table 4.2 complements Figure 4.2 by drawing on 2021 Census data to show the origins of those who moved to and within the local community in the five years prior to the Census.

[bookmark: _Ref222758512][bookmark: _Ref222758507]Table 4.2: Five-year mobility by origin and geography, 2021
	Migrant origin
	Local
	Region
	Province

	Local migrant (moved within community)
	18.8%
	11.7%
	10.8%

	Intraprovincial migrant
	8.7%
	16.1%
	15.9%

	Interprovincial migrant
	8.2%
	8.4%
	8.6%

	International migrant
	13.9%
	8.2%
	6.0%


Source: Statistics Canada 2021 Census Profile

A local in-migration rate that exceeds regional or provincial averages may indicate that the community is a relatively attractive destination, whether due to employment opportunities, comparative affordability, amenities, or proximity to or status as a larger centre.

Below-average in-migration or elevated local mobility (movement within the community) may suggest that residents are relocating within the community in search of suitable or more affordable housing, or that the community is less successful at attracting new residents from elsewhere.
 
Key Populations
Table 4.3 profiles several population groups whose housing circumstances and vulnerabilities may warrant particular attention.

[bookmark: _Ref222758625]Table 4.3: Key population group shares of total population by geography, 2021
	Population category
	Local
	Region
	Province

	Indigenous identifying persons
	2.0%
	2.0%
	2.2%

	Visible minority identifying persons
	21.8%
	12.9%
	9.5%

	Immigrants
	14.0%
	10.2%
	7.8%

	Recent immigrants (2016 to 2021)
	7.1%
	4.5%
	3.2%

	Non-permanent residents
	8.7%
	4.7%
	3.6%

	Non-official language speakers
	1.3%
	1.2%
	1.0%

	High school diploma or less
	27.5%
	27.8%
	35.3%

	In poverty
	13.2%
	9.1%
	8.3%

	Veterans
	2.5%
	2.5%
	2.5%


Source: Statistics Canada 2021 Census Profile and Statistics Canada Table 98-10-0624

A higher local prevalence of any of these groups relative to regional or provincial comparators may indicate elevated demand for particular housing types, affordability levels, or support services that the broader market is unlikely to provide without intervention. For example, a disproportionately high share of persons living in poverty may signal need for non-market or subsidized housing; an above-average concentration of recent immigrants may point to demand for affordable rental housing in accessible locations near transit and settlement services; and a higher share of Indigenous Peoples suggests the need for culturally appropriate housing options. 

[bookmark: _Toc223686637][bookmark: _Toc237355935]HOUSEHOLDS
Below introduces the number, composition, tenure, and size of households in the community. It goes beyond total population counts to focus on the household, which is the fundamental unit of housing demand. For instance, a community with the same population could have vastly different needs depending on whether residents live in large families or small single-person dwellings.

	Question
	Federal template question to complete

	3.2
	Please provide context to the data above to situate it within your municipality. For example, is there a significant number of one-parent families? Are owner household incomes far surpassing tenant household incomes (see Income section)?



Overall Characteristics
Table 4.4 summarizes the demographic composition of households by tenure and geography, providing a baseline understanding of who occupies local housing and under what conditions.

[bookmark: _Ref223274000]Table 4.4: Summary of household characteristics by tenure and geography, 2021
	
	
	By tenure
	Share of total households

	Characteristic
	Total
	% owner
	% renter
	Local
	Region
	Province

	Total
	17,180
	46%
	54%
	17,180
	37,230
	64,570

	Age of primary household maintainer

	15 to 24
	1,350
	7%
	93%
	8%
	5%
	4%

	25 to 34
	2,555
	29%
	71%
	15%
	14%
	12%

	35 to 44
	2,485
	48%
	52%
	14%
	16%
	15%

	45 to 54
	2,740
	57%
	43%
	16%
	17%
	17%

	55 to 64
	3,015
	56%
	44%
	18%
	20%
	21%

	65 to 74
	2,910
	55%
	45%
	17%
	18%
	19%

	75 to 84
	1,610
	47%
	53%
	9%
	9%
	10%

	85+
	515
	49%
	51%
	3%
	3%
	3%

	Census family household type

	Couple w/o child(ren)
	3,915
	61%
	39%
	23%
	28%
	29%

	Couple w/ child(ren)
	3,390
	73%
	27%
	20%
	25%
	24%

	Lone parent
	1,475
	42%
	58%
	9%
	8%
	8%

	Other census family
	730
	59%
	41%
	4%
	4%
	4%

	Non-census family
	7,675
	26%
	74%
	45%
	35%
	34%

	Household size

	1 person
	6,090
	28%
	72%
	35%
	29%
	29%

	2 persons
	5,860
	51%
	49%
	34%
	37%
	38%

	3 persons
	2,470
	55%
	45%
	14%
	15%
	15%

	4 persons
	1,790
	67%
	33%
	10%
	12%
	12%

	5+ person
	975
	62%
	38%
	6%
	7%
	7%

	Average household size
	2.2
	2.5
	1.9
	2.2
	2.4
	2.3


Source: Statistics Canada Tables 98-10-0240 and 98-10-0232

A high share of renter households relative to regional and provincial comparators may indicate limited ownership affordability or a rental-dependent local economy. Communities with elevated renter concentrations typically face more acute affordable supply challenges. Younger primary household maintainers (under 35) are most often disproportionately concentrated in the renter market; where this cohort is larger locally than regionally, near-term demand for affordable rental supply is likely elevated.

A high prevalence of non-census families (particularly, single-person households), especially where they concentrate among renters, signals demand for smaller, more affordable unit types such as studio and one-bedroom apartments. 

A large lone-parent share, especially among renter households, points to a segment facing both affordability constraints and potential suitability needs; specifically, adequate bedroom counts at accessible price points.

Household Suppression
Table 4.5  estimates the degree to which household formation between 2016 and 2021 deviated from what would be expected based on historical headship rates, identifying age groups where individuals may be unable to establish their own households due to cost or other constraints.

[bookmark: _Ref223274188]Table 4.5: Estimated household suppression by age of primary household maintainer, 2021
	
	Headship
	2021 household formation
	Suppressed households

	Maintainer age
	2016
	2021
	Actual
	Expected*
	

	Total
	0.45
	0.44
	17,185
	17,125
	-60

	15 to 24
	0.20
	0.22
	1,355
	1,215
	-140

	25 to 34
	0.51
	0.46
	2,555
	2,820
	265

	35 to 44
	0.55
	0.56
	2,485
	2,455
	-30

	45 to 54
	0.57
	0.61
	2,740
	2,560
	-180

	55 to 64
	0.63
	0.62
	3,020
	3,030
	10

	65 to 74
	0.64
	0.65
	2,910
	2,880
	-30

	75 to 84
	0.61
	0.65
	1,610
	1,500
	-110

	85+
	0.55
	0.42
	510
	665
	155


Source: Statistics Canada 2016 Census Profile and 2021 Census Profile

Positive suppression values indicate that fewer households formed than expected, meaning individuals in those groups are more likely to be living in shared or inadequate arrangements rather than maintaining independent dwellings. Where positive values are concentrated in the 25-to-34 age group, this typically signals affordability-driven constraints: young adults remaining in parental homes or shared accommodation because they cannot access rental or ownership housing independently. Positive values among older cohorts may reflect seniors being absorbed into multigenerational households due to health or financial circumstances.

[bookmark: _Toc223686638]Negative values indicate that more households formed than historical headship rates would predict, suggesting improved capacity in those age groups to rent or purchase a home independently. The overall pattern across age groups helps identify where the housing market is serving residents well and where it is falling short. Groups with the largest positive suppression values represent the most direct evidence of latent, unmet housing demand.

	Question
	Federal template question to complete

	3.3
	Suppression of household formation and housing demand can both indicate strained local housing market conditions. Please provide any data or information that speaks to how suppression of the formation of new households and suppression of housing demand has impacted your community, or territory and its communities since 2016, and how projected formation patterns are expected to be impacted over the next 5 to 10 years. 

Please also account for household formation occurring due to relocation from communities where household formation is not possible due to lack of available, affordable, adequate, or suitable housing (such as in isolated communities or on reserves), and discuss how this may be affecting household formation and affordability in the communities they relocate to. Indicate methods used to determine expected household formation, such as calculating headship rates broken down by specific age estimate impacts.





[bookmark: _Toc237355936]ECONOMIC PROFILE

Housing affordability is ultimately a relationship between earnings and housing costs. This section provides context for the earnings side of that equation. A community dominated by seasonal, casual, or minimum-wage industries faces structurally different housing challenges than one with a diverse, well-paying industrial base. Where possible, comparisons are made between the local community and the county / region and province said community belongs to.

[bookmark: _Toc223686639][bookmark: _Toc237355937]ECONOMY
	Question
	Federal template question to complete

	3.5
	How have labour conditions (e.g., prevalence of precarious employment, temporary or seasonal workforces, reliance on sectors such as natural resources, tourism, etc.) impacted housing supply and demand in your territory and its communities?

	3.7
	Please provide any other available data or information that may further expand on, illustrate or contextualize the data provided.



Labour Force Statistics
Table 5.1 presents key labour force participation, employment, and unemployment metrics for the local community relative to regional and provincial comparators, establishing the economic context within which housing affordability can be better understood.

[bookmark: _Ref223274752]Table 5.1: Labour force metrics by geography, 2021
	Labour force metric
	Local
	Region
	Province

	Participation rate
	65.2%
	67.0%
	65.8%

	Employment rate
	58.8%
	60.8%
	59.0%

	Unemployment rate
	9.7%
	9.3%
	10.3%


Source: Statistics Canada 2021 Census Profile

High participation rates alongside elevated unemployment can indicate a tight labour market with skill mismatches or insufficient local job opportunities, while low participation may suggest a high proportion of retired residents, discouraged workers, or caregiving responsibilities that limit labour force attachment. Employment and participation rates interact directly with earnings. Communities with structurally weaker labour markets will typically have a larger share of households unable to afford market-rate housing, increasing demand for non-market supply. 

Key Industries of Employment
Table 5.2 identifies the top ten industries of employment for local residents, enabling comparison of the local economic base against regional and provincial employment distributions of the same industries and revealing the sectors that most directly shape local household incomes.

[bookmark: _Ref223274802]Table 5.2: Top 10 local NAICS industries of employment compared to higher level geographies, 2021
	NAICS industry
	Local
	Region
	Province

	Retail trade [44-45]
	13.2%
	11.7%
	10.7%

	Health care and social assistance [62]
	13.1%
	13.3%
	12.5%

	Public administration [91]
	11.3%
	11.9%
	10.9%

	Accommodation and food services [72]
	9.6%
	6.9%
	6.6%

	Educational services [61]
	8.2%
	8.3%
	7.3%

	Professional, scientific and technical services [54]
	7.3%
	6.5%
	5.1%

	Construction [23]
	5.6%
	7.7%
	8.0%

	Manufacturing [31-33]
	5.2%
	5.5%
	8.1%

	Administrative and support, waste management and remediation services [56]
	4.7%
	4.0%
	3.6%

	Other services (except public administration) [81]
	4.0%
	4.3%
	4.4%


Source: Statistics Canada 2021 Census Profile

Industries concentrated in lower-wage sectors, such as retail trade and accommodation and food services, may indicate elevated housing affordability challenges; particularly, for renter households, as these sectors produce incomes that often fall below the threshold required to afford market-rate housing. Over-representation of public administration, health care, or educational services can indicate a more stable, wage-insulated employment base, though precarity exists at lower tiers of these sectors through part-time, casual, or contract positions.

Industries with high proportions of seasonal or part-time employment, such as tourism, agriculture, and forestry, generate income volatility that compounds affordability risk for affected households. Concentrations that differ substantially from regional patterns may reflect the community's role as a hub or being close to services, institutional anchors, or resource extraction facilities, all of which shape both the volume and income profile of housing demand. Industries with exceptionally high representation of local employment indicate reliance on few sectors, increasing local susceptibility to disruption should those industries decline.

Commuting
Table 5.3 identifies the primary origins and destinations of workers (with a usual place of work) traveling to and from a subject community, placing it within its broader labour market context and revealing the connection between where people work and where they choose or are able to live. 

[bookmark: _Ref223274819]Table 5.3: Top 5 origins and destinations of commuters relative to the local community, 2021
	Top 5 origins of commuters to the study area
	Total people commuting
	% of origin’s commuters
	
	Top 5 destinations of commuters from the study area
	Total people commuting
	% of destination’s commuters

	Charlottetown, P.E.I.
	11,680
	83%
	
	Charlottetown, P.E.I.
	11,680
	83%

	Stratford, P.E.I.
	2,615
	70%
	
	Stratford, P.E.I.
	400
	3%

	Cornwall, P.E.I.
	1,710
	70%
	
	East Hants, N.S.
	210
	2%

	West River, P.E.I.
	800
	72%
	
	Summerside, P.E.I.
	200
	1%

	New Glasgow, P.E.I.
	760
	53%
	
	Cornwall, P.E.I.
	185
	1%

	Total (excl. local)
	11,985
	 
	
	Total (excl. local)
	2,315
	 


Source: derived from Statistics Canada Table 98-10-0459

A community that draws a large volume of its workforce from surrounding areas reflects a regional labour market where housing and employment may be geographically misaligned. Workers living outside the community may be doing so because local housing is unaffordable or unsuitable. High outbound commuting volumes, where residents travel to a nearby centre for work, may suggest insufficient local employment or that the community is absorbing demand spillover from higher-cost neighbouring markets, as workers seek more affordable alternatives within commuting range.

A large incoming commuter volume relative to total employed local residents can indicate that the community serves as a hub while not providing enough housing for its workforce, which points to housing supply gaps for workers at various income levels. Commuting patterns also carry implications for housing type: communities that function as bedroom communities for nearby urban centres will experience sustained demand for family-sized, ownership-oriented housing.

[bookmark: _Toc223686640][bookmark: _Toc237355938]INCOME
Income by Household Characteristics
Table 5.4 presents median household income by key household characteristics and tenure, disaggregated across local, regional, and provincial geographies, establishing the income foundation upon which housing affordability analysis rests.

A local median household income below regional or provincial comparators generally indicates reduced purchasing power among local households, translating into lower affordability thresholds for both ownership and rental housing. The income gap between owner and renter households is a near-universal finding, but its local magnitude is what matters: where renters earn substantially less than owners, affordability pressures concentrate disproportionately within the rental market. This is most often shown through Statistics Canada’s housing affordability indicators, discussed later in the report.

[bookmark: _Ref223274922]Table 5.4: Median household income by household characteristic and geography, 2021 Census
	Characteristic
	Local
	Region
	Province

	Total households
	$66,000
	$77,000
	$73,500

	By tenure (estimates*)

	Owner households
	$80,200
	$87,000
	$82,800

	Renter households
	$63,900
	$69,900
	$66,500

	By household size

	1 person households
	$36,400
	$38,800
	$36,400

	2 person households
	$76,000
	$81,000
	$78,000

	3 person households
	$91,000
	$101,000
	$99,000

	4 person households
	$117,000
	$126,000
	$122,000

	5+ person households
	$128,000
	$132,000
	$129,000

	By household family type

	Couples without child(ren)
	$87,000
	$88,000
	$83,000

	Couples with child(ren)
	$115,000
	$123,000
	$119,000

	Lone parents
	$57,200
	$61,600
	$60,400

	Non-census families
	$42,000
	$43,200
	$40,400


* Income by tenure not available for lower level geographies. Estimated by performing a weighted calculation using income by household size and the distribution of household sizes for owner and renter households.
Source: derived from Statistics Canada Tables 98-10-0057 and 98-10-0240

Lone-parent and single-person households typically show the lowest median incomes and their income levels relative to local housing costs often define the floor of unmet affordability need. Income by household size reveals the economic capacity of families at different life stages. For example, large family households with low median incomes may represent a distinct need for affordable, larger-unit rental options that most markets systematically undersupply. Where renter median incomes fall substantially below the income required to afford average local rents, the gap represents the structural affordability deficit that housing policy must address.

Government Transfers
Understanding the composition of household income is essential to assessing the depth and stability of housing affordability across a community. Median household income figures capture what households earn in aggregate but obscure the degree to which that income is derived from employment (which is responsive to local economic conditions) versus government transfers (which are largely fixed, inflation-sensitive, and program-dependent). Communities with a high share of residents relying on transfer income face an affordability constraint that cannot be resolved through economic growth alone: the households in question are either outside the labour force by age or circumstance, or are supplementing low employment earnings with program support. This distinction matters because it shapes the type of housing intervention most likely to be effective. For example, market-rate supply additions do little for households whose incomes are set by pension or benefit schedules rather than salaries.

Table 5.5 presents the share of the local, regional, and provincial populations receiving select government transfer income sources as of the 2021 Census, including private retirement income, Old Age Security (OAS) and the Guaranteed Income Supplement (GIS), the Canada and Quebec Pension Plans (CPP and QPP), Employment Insurance (EI), and child benefits.

[bookmark: _Ref223951787]Table 5.5: Select government transfer incomes by geography, 2021 Census
	
	Local
	Region
	Province

	Select income sources
	Population
	Pop. share
	Population
	Pop. share
	Population
	Pop. share

	Private retirement income
	5,700
	18%
	13,050
	18%
	22,080
	17%

	OAS and GIS
	6,810
	21%
	15,450
	21%
	29,255
	23%

	CPP and QPP
	9,050
	28%
	20,925
	29%
	39,560
	31%

	Employment Insurance (EI)
	4,655
	14%
	11,525
	16%
	26,050
	21%

	Child benefits
	3,475
	11%
	9,210
	13%
	15,700
	12%


Source: Statistics Canada Table 98-10-0070

A community's transfer income profile is most meaningful when considered as a whole, revealing whether dependency is concentrated among seniors, working-age households, or families with children. Where local shares notably exceed regional and provincial comparators for pension- and retirement-related transfers, it signals a population with a higher concentration of older adults on fixed incomes, for whom rent growth and housing cost volatility represent a disproportionate risk. Where EI receipt is elevated, it may indicate a workforce with greater exposure to seasonal or precarious employment, pointing to income instability that compounds affordability challenges in ways that aggregate income figures would not capture.

Where local shares are below regional or provincial norms for a given transfer type, the absence is as informative as the presence. For instance, a below-average child benefit share may reflect a smaller family-aged population. 

Divergences between population share and the composition of housing need identified elsewhere in the assessment provide a useful cross-check: where a transfer-dependent population is large but its housing need appears understated in core need metrics, it may indicate that program income is sufficient to clear affordability thresholds while still leaving households financially precarious and vulnerable to any real reduction in benefit levels or increase in market rents (e.g., seniors without mortgages but limited income to pay for substantial repairs).

Income Categories
This section is based on a custom tabulation produced by the Housing Assessment Resource Tools (HART) project, a research initiative developed to support housing needs assessments across Canada. HART establishes five household income categories (very low, low, moderate, median, and high), defined as bands of annual household income derived from the local area median household income, allowing affordability thresholds to reflect local economic conditions rather than national or provincial averages. This income-banding approach is designed specifically for housing planning purposes. Unlike poverty measures or decile-based income distributions, the HART categories are calibrated to the income levels at which households are expected to transition between inability to afford market housing, marginal affordability, and market accessibility without assistance.

Table 5.6 distributes households across these five income categories, disaggregated by tenure and household size, providing a view of the income landscape.

[bookmark: _Ref223275134]Table 5.6: Household income categories by household characteristic, 2021 Census
	
	
	
	Income category

	
	
	Total
HHs
	Very low
	Low
	Moderate
	Median
	High

	
	
	
	$0 to $13,300
	$13,301 to $33,300
	$33,301 to $53,200
	$53,201 to $79,800
	$79,801+

	Characteristic
	
	
	
	
	
	

	Total
	17,085
	3%
	17%
	19%
	21%
	40%

	Owner households
	7,850
	1%
	7%
	12%
	18%
	62%

	Renter households
	9,230
	4%
	26%
	25%
	23%
	22%

	1 person households
	6,045
	5%
	40%
	28%
	17%
	10%

	2 person households
	5,825
	2%
	6%
	17%
	27%
	48%

	3 person households
	2,450
	2%
	4%
	13%
	22%
	59%

	4 person households
	1,795
	2%
	2%
	7%
	13%
	76%

	5+ person households
	970
	0%
	0%
	7%
	16%
	75%


Source: derived from Housing Assessment Resource Tools (HART)[footnoteRef:1] [1:  Statistics Canada. 2023. “HART - 2021 Census of Canada - Selected Characteristics of Census Households for Housing Need - Canada, All Provinces and Territories at the Census Division (CD) and Census Subdivision (CSD) Level [Custom Tabulation].” HART Custom Census Order - ORD-06922-K8P7F5, ORD-06989-C7H4H0, ORD-06990-D2D8R9, ORD-06993-V7C5W4, ORD-06995-J3N4P7, ORD-06997-C9W3K1. Borealis. https://doi.org/10.5683/SP3/8PUZQA. ] 


A large share of renter households in the very low- and low-income categories quantifies the segment of the market potentially unable to afford market-rate rental housing without assistance, and provides an indication of the scale of non-market and subsidized housing need. Where single-person households show elevated concentrations at the very low- and low-income levels, the analysis may point to acute need for small, deeply affordable units.

The distribution of owner households across income categories establishes the depth of ownership market participation: a high share of low-income owners may signal precarious ownership tenure, with households at risk of failing to maintain their homes or of being displaced by rising ownership costs.

Poverty
Table 5.7 presents the local poverty rate disaggregated by economic family type and age group, comparing local conditions against regional and provincial benchmarks to establish the depth of income poverty underlying affordability challenges.

A local total poverty rate above regional and provincial comparators signals that a larger share of the community's population faces the most severe income constraints. The breakdown by economic family type reveals where poverty is most concentrated. Single persons and persons living with only non-relatives typically record the highest rates and represent households for whom even modestly priced market rental housing is functionally inaccessible. Elevated rates among lone-parent families, particularly woman-led lone-parent households, point to a population combining income poverty with suitability needs, as these households typically require multi-bedroom units at price points the market does not supply without subsidy.

[bookmark: _Ref223608090]Table 5.7: Percent of persons in poverty (Market Basket Measure) by characteristic and geography, 2021 Census
	 Characteristic
	Local
	Region
	Province

	Total persons
	14%
	9%
	9%

	By economic family type
	 
	 

	Persons in couples without children
	4%
	3%
	3%

	Persons in couples with child(ren)
	9%
	6%
	5%

	Man + lone parent
	12%
	14%
	17%

	Woman+ lone parent
	18%
	15%
	15%

	Single persons
	20%
	18%
	18%

	Persons living with non-relatives only
	38%
	32%
	30%

	By age group
	 
	 
	 

	0 to 5 year olds
	15%
	11%
	10%

	6 to 17 year olds
	14%
	10%
	10%

	18 to 24 year olds
	26%
	17%
	14%

	25 to 54 year olds
	14%
	10%
	9%

	55 to 64 year olds
	11%
	8%
	8%

	65+ year olds
	6%
	5%
	5%


Source: Statistics Canada Table 98-10-0113

The breakdown by age group provides a different lens on the same underlying condition. High poverty rates among 18-to-24 year olds often reflect a combination of students, precarious entry-level employment, and limited access to income support programs. Elevated rates among children (0-17) are an indicator of housing insecurity risk: children in poverty are disproportionately likely to be in households that live in overcrowded, inadequate, or unaffordable dwellings. 

Relatively lower rates among seniors (65+) warrant careful interpretation, as seniors may show lower measured poverty rates due to pension income while still facing affordability stress if fixed incomes do not keep pace with rent growth.



[bookmark: _Toc223686641][bookmark: _Toc237355939]HOUSING PROFILE

This section provides a comprehensive inventory and analysis of the community's existing housing stock, rental market, home prices, construction activity, and non-market housing supply. Where possible, comparisons are made between the local community and the county / region and province said community belongs to.

[bookmark: _Toc223686642][bookmark: _Toc237355940]EXISTING INVENTORY
Table 6.1 describes the composition of the local housing stock by structural type and tenure, placing the community's existing supply profile within its broader context. Note that the inventory represents those homes occupied by a “usual resident,” or someone that identifies the dwelling as their primary residence. Meaning, the actual total stock is likely higher (and dramatically so in communities with a notable presence of cottages, chalets, or recreational properties).

[bookmark: _Ref223275555]Table 6.1: Dwellings occupied by a usual resident by structure type, tenure, and geography, 2021
	
	
	By tenure
	Share of total dwellings

	Characteristic
	Total
	Owner
	Renter
	Local
	Region
	Province

	Total
	17,180
	46%
	54%
	17,180
	37,230
	64,570

	Single-detached
	7,485
	87%
	13%
	44%
	64%
	68%

	Semi-detached
	1,560
	33%
	67%
	9%
	6%
	6%

	Row house
	575
	13%
	87%
	3%
	3%
	4%

	Apartment / flat in duplex
	540
	32%
	68%
	3%
	2%
	2%

	Apartment (<5 storeys)
	6,700
	5%
	95%
	39%
	21%
	16%

	Apartment (5+ storeys)
	50
	0%
	100%
	0%
	0%
	0%

	Movable
	260
	88%
	12%
	2%
	3%
	4%

	Other dwellings
	25
	67%
	33%
	0%
	0%
	0%


Source: Statistics Canada Table 98-10-0232

A stock heavily concentrated in single-detached homes, particularly relative to regional and provincial shares, indicates a community that has historically produced ownership-oriented, family-sized housing but may be structurally limited in its ability to serve households seeking smaller, more affordable, or rental options without new investment in multi-unit forms. A lower share of apartment and multi-unit dwellings than comparable communities signals potential gaps in rental supply, as apartments are the structural type most likely to be renter-occupied and most accessible at lower price points.

Where movable dwellings represent a notable share of the stock, they often serve as the de facto affordable housing supply for lower-income households, often in a rural context. Their tenure insecurity and land-lease conditions represent a distinct housing vulnerability.

High renter shares within structural types often associated with ownership may indicate that affordability constraints are preventing households from transitioning into homeownership, even in more accessible unit forms. 

[bookmark: _Toc223686643][bookmark: _Toc237355941]CONSTRUCTION ACTIVITY
Table 6.2 shows the distribution of the housing stock by decade of construction, providing a historical profile of how the community's supply has accumulated over time and revealing periods of considerable expansion or relative inactivity.

[bookmark: _Ref226035643]Table 6.2: Total and share of age of construction for dwellings occupied by usual residents, 2021
	Item
	Total
	<1961
	1961 
to 1980
	1981 
to 1990
	1991 
to 2000
	2001 
to 2005
	2006 
to 2010
	2011 
to 2015
	2016 
to 2021

	Local units
	17,185
	3,580
	5,030
	2,300
	1,905
	1,010
	1,130
	1,160
	1,070

	Local share
	 
	21%
	29%
	13%
	11%
	6%
	7%
	7%
	6%

	Regional share
	 
	19%
	25%
	13%
	13%
	6%
	8%
	7%
	9%

	Provincial share
	 
	23%
	25%
	13%
	13%
	6%
	7%
	6%
	7%


Source: Statistics Canada 2021 Census Profile

A stock skewed towards older construction periods may face growing habitability, accessibility, and energy efficiency challenges. Units built before modern building codes may need investment to remain suitable.

A high share of recently constructed dwellings may signal considerable recent growth, though newer units are not necessarily more affordable and may skew toward higher price points if constructed primarily as market-rate ownership housing. 

Table 6.3 tracks the volume and structural composition of building permits issued in recent years, providing an indicator of local construction activity and the degree to which new supply is aligned with identified housing needs.

[bookmark: _Ref226036076]Table 6.3: Recent historical permits by structure type and percent of total dwellings
	Structure type
	2018
	2019
	2020
	2021
	2022
	2023

	Total
	331
	401
	482
	442
	517
	320

	Apartment
	258
	264
	338
	198
	368
	183

	Duplex
	18
	38
	40
	88
	59
	67

	Mobile
	1
	1
	0
	0
	0
	6

	Row
	8
	39
	57
	62
	35
	12

	Single
	46
	59
	47
	94
	55
	52

	% of total dwellings
	1.8%
	2.2%
	2.6%
	2.4%
	2.8%
	1.7%


Source: derived from Statistics Canada Table 46-10-0087

The breakdown of permits by structural type reveals whether recent construction has favoured ownership-oriented single-detached housing or whether the multi-unit segment, more likely to produce rental and entry-level ownership options, has represented a growing or declining share of overall activity.

Year-over-year volatility in permit volumes may reflect the influence of a small number of large developments rather than a stable, broad-based construction pipeline; interpreting trend lines requires distinguishing structural patterns from one-time projects. A persistent absence of apartment or multi-unit permits in a community with identified rental supply gaps could signal market difficulty responding to need.

[bookmark: _Toc223686644][bookmark: _Toc237355942]RENTAL MARKET
The rental market is often where housing vulnerability is most acute and most quickly transmitted to households. Renters are disproportionately represented in core housing need across Canada, and rental market conditions (particularly, low vacancy rates and rent escalation) are among the most direct drivers of housing precarity. A vacancy rate below 3% is widely recognized as indicative of a market under stress, and sustained rent growth that outpaces income growth creates an escalating affordability deficit.

Market Type
Table 6.4 breaks down the primary and secondary rental markets by dwelling size, comparing the local distribution of rental unit types against the provincial profile. Provincial data is particularly important when local primary market data is unavailable, as broader results can be used to illustrate potential changes.

[bookmark: _Ref223425977]Table 6.4: Primary and secondary rental markets by dwelling size share and geography, 2021
	
	Local
	Province

	Dwelling size
	Primary market
	Secondary market
	Primary market
	Secondary market

	Total primary market rental units
	5,385
	3,920
	8,350
	11,640

	Studio units
	3%
	0%
	2%
	0%

	1 bedroom units
	25%
	35%
	20%
	28%

	2 bedroom units
	64%
	26%
	67%
	34%

	3+ bedroom units
	8%
	40%
	10%
	38%


Source: derived from CMHC Rental Market Survey and Statistics Canada Table 98-10-0240

The split between the primary market (purpose-built rentals) and secondary market (e.g., single-family homes, basement suites, accessory units) is important for interpreting supply stability. Secondary market units are generally more vulnerable to withdrawal, as owners can remove them from the rental pool by selling, converting to personal use, or converting to short-term rental (where permitted), meaning communities that rely heavily on the secondary market could face a more precarious rental supply base.

Where the broader market skews heavily toward larger units (three-plus bedrooms) relative to the primary market, smaller-household renters such as singles, couples, and young adults may be underserved. Conversely, an over-representation of studios and one-bedroom units relative to provincial norms may indicate a stock that does not adequately accommodate families with children, who require two- and three-bedroom rental options that are often difficult to access affordably in many Canadian markets. 

Rents and Vacancy
	Question
	Federal template question to complete

	5.4
	How have average rents changed over time in your community, or territory and its communities? What factors (economic, social, national, local, etc.) have influenced these changes?

	5.5
	How have vacancy rates changed over time? What factors have influenced this change?



Table 6.5 presents the five-year change in average rents alongside the most recent vacancy rate for each dwelling size, enabling a concurrent assessment of affordability pressure and market tightness at the unit-size level. Provincial data is made available as reference in case local data is unavailable. The table also includes the change in province-wide salaries and wages to illustrate how rent prices have changed relative to the incomes required to afford them.

[bookmark: _Ref223426066]Table 6.5: Change in average rents versus change in provincial salaries and wages (2020 to 2025), and 2025 vacancy rate, by dwelling size and geography
	
	Local
	Province

	Dwelling size
	5-year average rent change
	Most recent vacancy
	5-year average rent change
	Most recent vacancy

	Total primary market rental units
	+36%
	1.5%
	+34%
	2.0%

	Studio units
	+58%
	0.0%
	+48%
	0.0%

	1 bedroom units
	+30%
	0.6%
	+30%
	1.1%

	2 bedroom units
	+37%
	1.8%
	+35%
	2.5%

	3+ bedroom units
	+33%
	0.0%
	+18%
	0.6%

	
	
	
	
	

	Income type
	5-year average change
	
	
	

	Province-wide salaries
	+22%
	
	
	

	Province-wide wages
	+26%
	
	
	


Source: CMHC Rental Market Survey and Statistics Canada Table 14-10-0204

A vacancy rate below 3% is widely recognized as indicative of a rental market under stress. At this threshold, renters have limited choice, landlords have little incentive to maintain or improve units, and households facing eviction or a search for new accommodation are exposed to considerable risk. Vacancy rates at or near zero for specific unit sizes signal an inaccessible market for that category, with consequences concentrated among the households most dependent on that size type.

Rent increases that substantially outpace general inflation or provincial wage growth represent a compounding affordability problem: each year of above-income rent growth widens the gap between what existing renters pay and what new renters must pay, and erodes the purchasing power of lower-income households seeking to enter or remain in the rental market. Where both rent growth and low vacancy are concentrated in the same unit sizes (particularly, one- and two-bedroom units), the combined pressure signals the segment of the market under greatest stress.

Short-term Rentals
	Short-term rental data is only available for Prince Edward Island as the pilot geography. This section should be completed by the user, as a national dataset is not available for broad production. Users can update or amend this section as appropriate for the content available.



This section examines the extent and character of the short-term rental market in the community. Short-term rentals have emerged as an increasingly influential alternative form of housing across Canada, from resort towns to urban centres.

In communities heavily dependent on tourism, the dynamic between long- and short-term rentals is particularly pronounced, creating competition between residents' housing needs and short-term economic gain for property owners. Quantifying the scale of short-term rental activity is increasingly recognized as an important component of a housing needs assessment, especially in jurisdictions considering short-term rental licensing or restriction policies.

Table 6.6 quantifies the current scale of short-term rental activity in the community alongside the estimated number of potential long-term dwellings that could re-enter the long-term rental market under different regulatory or market conditions, situating the local short-term rental market within its regional and provincial context.

[bookmark: _Ref223542193]Table 6.6: Short-term rental (STR) and potential long-term dwellings (PLTDs) by geography
	
	Local
	Region
	Province

	Variables
	STR
	PLTD
	STR
	PLTD
	STR
	PLTD

	2025 totals*
	560
	318
	2,435
	939
	3,770
	1,409

	Share of total dwellings
	3%
	2%
	6%
	2%
	5%
	2%

	Change since 2019**
	-31%
	-24%
	-11%
	+7%
	-5%
	+18%


* totals reflect all unique properties over the course of the calendar year, regardless of how long they operated in said year
** 2019 used instead of 2020 to mark pre-pandemic levels
Source: derived from AirDNA© Property Performance Data [footnoteRef:2] and adapted Statistics Canada methodology [footnoteRef:3] [2:  Results may differ between industry and government sourced registration data. Users should be comfortable with the source used and its limitations. For example, data users may not wish to use private industry outputs where there is no access to the backend processes. Conversely, registration data may not capture all units (i.e., units except from registration or illegal units). ]  [3:  Arbenser, L.; Bernard, M.-C.; Dormer, A.; and Vipond, O. (2024, July 30). Short-term rentals in the Canadian housing market. https://www150.statcan.gc.ca/n1/pub/11-621-m/11-621-m2024010-eng.htm ] 


The absolute number of short-term rental units matters most when read relative to total rental supply. In a large urban centre, several hundred short-term rental units may represent a marginal share of the rental market, while in a smaller community the same number can represent a meaningful withdrawal of units from the long-term pool. Communities where short-term rental counts are large relative to total rental units, and where rental vacancy is also low, may face a more impactful relationship between short-term rental activity and rental affordability conditions.

The potential long-term dwellings figure represents units operated as short-term rentals that could plausibly function as long-term housing. This is not guaranteed; the extent to which potential long-term dwellings would actually convert to long-term use depends on regulatory intervention, platform policy changes, and owner willingness. Nevertheless, it provides a useful upper-bound estimate of the long-term supply that current short-term rental activity may be displacing.

Changes in both short-term rental counts and potential long-term dwelling estimates over time are often more informative than a point-in-time snapshot. A declining short-term rental count alongside a growing potential long-term dwelling estimate, or vice versa, may reflect broader regulatory changes, shifts in tourism demand, or post-pandemic normalization of travel patterns. Where local trends diverge meaningfully from regional or provincial directions, community-specific factors such as the presence of a major tourism asset are likely at work.

[bookmark: _Toc223686645][bookmark: _Toc237355943]HOMEOWNERSHIP MARKET
	Home sales data is only available for Prince Edward Island as the pilot geography. This section should be completed by the user, as a national dataset is not available for broad production. Users can update or amend this section as appropriate for the content available.



Table 6.7 presents current average sale prices and five-year price change by dwelling size, comparing local ownership market conditions against regional and provincial benchmarks. Like for Table 6.5, Table 6.7 also includes the change in province-wide salaries and wages to illustrate how home prices have changed relative to the incomes required to afford them.

[bookmark: _Ref223542446]Table 6.7: Change in average house prices versus change in average salaries and wages (2020 to 2025) by dwelling size and geography
	
	Local
	Region
	Province

	Dwelling size
	2025 average
	5-year change
	2025 average
	5-year change
	2025 average
	5-year change

	Total dwellings
	$472,600
	+42%
	$441,800
	+34%
	$404,200
	+33%

	Studio units
	x
	x
	x
	x
	$106,000
	x

	1 bedroom units
	$170,000
	-21%
	$243,400
	+39%
	$213,400
	+41%

	2 bedroom units
	$311,100
	+18%
	$321,100
	+38%
	$278,300
	+33%

	3+ bedroom units
	$486,900
	+42%
	$461,800
	+34%
	$432,300
	+35%

	
	
	
	
	
	
	

	Income type
	5-year average change
	
	
	
	
	

	Province-wide salaries
	+22%
	
	
	
	
	

	Province-wide wages
	+26%
	
	
	
	
	


Source: for PEI – PEIREA MLS® and Statistics Canada Table 14-10-0204, for elsewhere – to be determined

A community where prices have grown faster than the broader average may experience rising affordability erosion relative to other areas, often reflecting a supply-demand imbalance.

Price changes disaggregated by unit size reveal which segments of the ownership market have seen the sharpest appreciation. Faster price growth in smaller, lower-priced units (typically the entry-level ownership segment accessible to younger and lower-income buyers such as condominiums or mobile homes) can be concerning, as it erodes the most accessible pathway into ownership. Conversely, disproportionate appreciation in larger units may push family-sized ownership housing beyond the reach of moderate-income households, increasing pressure on the rental market from households who would otherwise transition into ownership.

Local prices below regional averages can appear to signal affordability, but this comparison is meaningful only when paired with local incomes: an area with lower prices but also much lower incomes may be no more affordable in practice than a higher-priced market with higher wages. 

[bookmark: _Toc223686646][bookmark: _Toc237355944]AFFORDABLE HOUSING
	Question
	Federal template question to complete

	5.3
	In the last five years, how many affordable units for low and very low-income households have been built, and how many have been lost? If data is not available, please describe how the loss of affordable housing units may have impacted your community, or territory and its communities.



Overall Inventory
Table 6.8 estimates the share of existing rental units that are affordable to very low- and low-income households, placing the local affordable rental supply within broader context and establishing the baseline from which change is measured. Data and methodologies for the below table and those proceeding it are all sourced from the Housing Assessment Resource Tool (HART) using 2021 Census data.

[bookmark: _Ref223276151]Table 6.8: Rental units afforded by very low- and low-income households by geography, 2021
	Variable
	Local
	Region
	Province

	Total rental units
	9,230
	12,805
	19,870

	Rental units afforded by very low-income households
	360
	960
	1,355

	Rental units afforded by low-income households
	2,635
	5,010
	6,845

	Total rental units considered affordable
	2,995
	5,970
	8,200

	Share of rental units considered affordable
	32%
	47%
	41%


Source: Housing Assessment Resource Tools (HART)[footnoteRef:4] [4:  Statistics Canada. 2025. “HART (2025) - 2021 Census of Canada - Selected Characteristics of Households and Dwellings for Housing Need Related to Federal HNA Template - Canada, All Provinces and Territories at the Census Division (CD) and Census Subdivision (CSD) Level [Custom Tabulation].” Borealis. https://doi.org/10.5683/SP3/LCXVCR.] 


A local affordable share substantially below the regional or provincial average could indicate that the community's rental market offers fewer low-cost options relative to comparable areas. This can reflect higher overall rent levels, a constrained rental supply, or a concentration of higher-quality stock without a corresponding affordable segment. The absolute number of units affordable to very low-income households is often the most critical figure. Even a seemingly adequate percentage can represent a small absolute number when measured against the actual count of very low-income renter households in the community.

Where the share of affordable units is well below the share of renter households in the very low- or low-income category, the gap directly quantifies the scale of unmet affordable housing need in the current market.

Change in Inventory
The following three tables track the flow of affordable rental units through the market between 2016 and 2021, showing how many units affordable to very low- and low-income households were added, how many were lost (e.g., existing units experiencing notable rent increases, demolition, or redevelopment), and the resulting net change in affordable supply.

[bookmark: _Ref224743263]Table 6.9: Rental units afforded by very low- and low-income households built between 2016 and 2021 by geography
	Variable
	Local
	Region
	Province

	Total rental units built between 2016 and 2021
	735
	1,455
	2,045

	Rental units afforded by very low-income households
	65
	130
	135

	Rental units afforded by low-income households
	65
	150
	285

	Total rental units considered affordable
	130
	280
	420

	Share of rental units considered affordable
	18%
	19%
	21%


Source: Housing Assessment Resource Tools (HART)[footnoteRef:5] [5:  Ibid.] 


[bookmark: _Ref224743270]Table 6.10: Rental units afforded by very low- and low-income households lost from 2016 to 2021 by geography
	Variable
	Local
	Region
	Province

	Total rental units lost from 2016 to 2021
	-200
	-90
	-355

	Rental units afforded by very low-income households
	-25
	-275
	-175

	Rental units afforded by low-income households
	-535
	-1,375
	-785

	Total rental units considered affordable
	-560
	-1,650
	-960


Source: Housing Assessment Resource Tools (HART)[footnoteRef:6] [footnoteRef:7] [6:  Ibid.]  [7:  Statistics Canada. 2023. “HART - 2016 Census of Canada - Selected Characteristics of Census Households for Housing Need - Canada, All Provinces and Territories at the Census Division (CD) and Census Subdivision (CSD) Level [Custom Tabulation].” HART Custom Census Order - ORD-05563-K2P1Y6. Borealis. https://doi.org/10.5683/SP3/QMNEON. ] 


Table 6.11: Net change in rental units (2016 to 2021) afforded by very low- and low-income households by geography
	Variable
	Local
	Region
	Province

	Net change in total rental units from 2016 to 2021
	535
	1,365
	1,690

	Net change to rental units afforded by very low-income households
	40
	-145
	-40

	Net change to rental units afforded by low-income households
	-470
	-1,225
	-500

	Total change to rental units considered affordable
	-430
	-1,370
	-540


Source: derived from Table 6.9 and Table 6.10

A net loss in rental units affordable to very low- and low-income households is an indicator of a weakening affordable housing market. Even where total rental units grew, a decline in affordable units indicates that supply is being added at prices above what lower-income earners can access.

The ratio of affordable units built to affordable units lost provides a more nuanced picture than net change alone. A community could show a positive net figure while still losing more deeply affordable units than it gained, if the losses were offset by gains in a less constrained segment.

Locally adverse trends in affordable inventory, particularly where they diverge from regional or provincial directions, suggest that local market conditions or policy gaps are driving affordable supply erosion faster than elsewhere. Rapid loss of very low-income affordable units is particularly notable, as these units serve the most vulnerable households and are the least likely to be replaced by market activity.

[bookmark: _Toc223686647][bookmark: _Toc237355945]SUBSIDIZED HOUSING
Table 6.12 presents the current stock of subsidized rental units as a share of total rental units, situating the community's non-market housing base within its regional and provincial context and providing a baseline measure of publicly supported housing supply.

[bookmark: _Ref223276453]Table 6.12: Subsidized rental housing by geography, 2021
	Variable
	Local
	Region
	Province

	Total rental units
	9,230
	12,805
	19,870

	Subsidized rental units
	1,550
	1,935
	3,585

	Subsidized units as share of total rental units
	17%
	15%
	18%


Source: Statistics Canada 2021 Census Profile

A local subsidized share below the regional or provincial average suggests that the community is relatively underserved by non-market housing. This gap becomes more notable when considered alongside the local prevalence of very low-income households, since the degree of unmet need depends on both the supply of subsidized units and the scale of the population requiring them.

A high subsidized share relative to comparators does not necessarily indicate adequate supply. If the community has a disproportionately high share of very low-income households, even an above-average subsidized inventory may fall short of meeting need.

[bookmark: _Toc223686648][bookmark: _Toc237355946]NON-MARKET HOUSING
	Non-market housing data is only available for Prince Edward Island as the pilot geography. Data in this section should be completed by the user, as a national dataset is not readily available for broad template production. Users can update or amend this section as is appropriate for the content available to them.



The non-market sector includes a broader array of housing types that serve populations at different points along the housing continuum, from emergency and transitional accommodation through to long-term stable housing at below-market rents. It represents the primary response to housing need that the private market does not serve, such as very low- and low-income households, individuals with complex needs, people exiting homelessness, and populations requiring specific accessibility or cultural accommodations.

The non-market sector also functions as a buffer that moderates private rental market demand. Where non-market supply is limited relative to need, households who would otherwise be served by subsidized or supportive housing compete directly with low-income market renters for affordable private rental units. Conversely, a well-resourced non-market sector can reduce pressure on emergency systems (e.g., shelters, hospitals, and correctional facilities) that are frequently called upon to absorb unmet housing need. 

Table 6.13 presents a summary of the non-market housing inventory by housing type, reported in beds and units, and by geography. Note that the inventory may not be exhaustive due to the decentralized nature of the sector and variability in data availability. Some providers or units may not be captured, and certain data points may be incomplete, approximate, or absent.

[bookmark: _Ref228194453]Table 6.13: Summary of non-market housing by type of housing and geography, Spring 2026 [for PEI]
	
	Local
	Region
	Province

	Variables
	Beds
	Units
	Beds
	Units
	Beds
	Units

	Total
	104
	1,099
	104
	1,584
	127
	3,174

	Affordable (Non-Market)
	-
	833
	-
	964
	-
	2,232

	Co-operative
	-
	160
	-
	160
	-
	301

	Emergency Shelter
	86
	-
	86
	-
	109
	-

	Group Home
	-
	-
	-
	-
	-
	22

	Subsidized Market
	-
	-
	-
	354
	-
	473

	Supportive
	-
	99
	-
	99
	-
	109

	Transitional
	18
	7
	18
	7
	18
	22


Source: for PEI – survey of non-market stakeholders, for elsewhere – to be determined

The total non-market inventory should first be read in the context of the community's core housing need; particularly, among the renting population, as that population often defines the scale of households for whom non-market housing is an increasingly viable form of stable accommodation. Where the total unit count is small relative to the estimated number of households in core housing need, the table provides evidence of a gap between need and supply.

The composition of the inventory across housing types is as important as the total. Emergency shelter beds represent crisis-response capacity rather than stable housing, and a disproportionately large share of the local inventory in emergency accommodation (relative to supportive, transitional, and affordable non-market units) may indicate an underdeveloped continuum of care where the sector is responding to acute need without the housing infrastructure to resolve it. Supportive and transitional housing provide the bridge between emergency response and long-term stability; their relative absence from the local inventory, alongside a large emergency shelter component, points to a gap in the progression from crisis to permanence.

Co-operative and affordable non-market units serve a somewhat different population than emergency and transitional housing. They are typically lower-income households and seniors rather than individuals in acute crisis.

	Question
	Federal template question to complete

	5.8
	Please describe any other affordable and community housing options and needs/gaps currently in your community that are not captured by the above.




[bookmark: _Toc223686649][bookmark: _Toc237355947]HOUSING NEED

[bookmark: _Hlk223437361]This section is the analytical core of a Housing Needs Assessment, synthesizing the community and housing profile data into a determination of the scale, nature, and distribution of housing need across the community. Where possible, comparisons are made between the local community and the county / region and province said community belongs to.

This section is what distinguishes a Housing Needs Assessment from a housing market study or a demographic report. It translates data about who lives in the community and what housing exists into a direct answer to the central policy question: are residents' housing needs being met? The federal requirements under the BCSF and HAF frameworks specifically require that HNAs address core housing need by income category, household size, and tenure, making this section critical not only for local planning but for accessing federal funding programs.
[bookmark: _Toc222480671][bookmark: _Toc222480670]
[bookmark: _Toc223686650][bookmark: _Toc237355948]INDICATOR SUMMARY
Core housing need is the federal government's primary measure of housing precarity and is made up of three dimensions: affordability, adequacy (i.e., need for major repair), and suitability (i.e., overcrowding). This measure is often used to benchmark community performance and track progress over time. The disaggregation by tenure is particularly important: renters consistently experience core housing need at rates two to three times higher than owners across Canada, and a report that presents only the overall figures, rather than including tenure types, obscures this structural inequality.

Table 7.1 presents the community's core housing need profile across the three dimensions, disaggregated by tenure, enabling a comparison of local housing conditions against regional and provincial benchmarks.

[bookmark: _Ref223276599]Table 7.1: Summary of local housing need indicators, 2021
	Housing need categories
	Total
	Owner
	Renter

	Total households
	17,180
	7,875
	9,305

	Unsuitable dwellings
	4.7%
	1.7%
	7.4%

	Inadequate dwellings
	5.7%
	6.3%
	5.1%

	Unaffordable dwellings
	23.7%
	12.5%
	33.1%

	Deeply unaffordable dwellings *
	8.1%
	4.2%
	11.4%

	Households in core need
	8.9%
	3.2%
	13.9%

	Households in extreme need **
	4.0%
	1.3%
	6.3%


* Deeply unaffordable means a household pays 50% or more on shelter costs instead of the typical 30% affordability threshold.
** Extreme need is the definition of core housing need, but modified from the 30% to 50% shelter cost threshold.
Source: derived from Statistics Canada Tables 98-10-0247, 98-10-0624, and 98-10-0622

	Question
	Federal template question to complete

	5.6
	How have trends in core housing need changed over time between both tenant and owner-occupied households?



A local core housing need rate above the regional or provincial average (see Table 7.3) signals that housing conditions in the community are more stressful than in surrounding areas. The tenure gap, where renter core housing need rates substantially exceed owner rates, is the dominant structural pattern in Canadian housing need. A wide local gap indicates that the rental market is not meeting the needs of its lower-income residents relative to the provincial norm.

High rates of affordability-driven need call for supply-side and income-support interventions, while high rates of suitability need may point to a shortage of larger, family-sized units in accessible tenure forms. Adequacy need concentrated among owner households may indicate an aging stock maintained by lower-income seniors whose fixed incomes cannot support necessary repairs or renovations.

Deeply unaffordable and extreme need categories, where households pay 50% or more of income on shelter, represent the most acute end of the housing need spectrum and carry elevated homelessness risk. Elevated local rates in these categories signal an urgent need of deeply affordable and subsidized supply.

[bookmark: _Toc223686651][bookmark: _Toc237355949]INCOME CATEGORIES
Table 7.2 cross-tabulates households in core housing need by income category and household size, providing a granular view of where housing need is concentrated and at what income levels different household sizes are unable to meet their housing needs in the current market.

[bookmark: _Ref223426327]Table 7.2: Households in core housing need by household size and income category, 2021
	Income category
	Max affordable shelter cost
	Total
	1 person HH
	2 person HH
	3 person HH
	4 person HH
	5+ person HH

	Total
	 
	1,500
	995
	250
	135
	40
	45

	Very low
	$333
	170
	145
	15
	0
	0
	0

	Low
	$833
	1,155
	850
	210
	70
	0
	0

	Moderate
	$1,330
	175
	0
	25
	65
	40
	45

	Median
	$1,995
	0
	0
	0
	0
	0
	0

	High
	>$1,995
	0
	0
	0
	0
	0
	0


Source: Housing Assessment Resource Tools (HART)[footnoteRef:8] [8:  Statistics Canada. 2023. “HART - 2021 Census of Canada - Selected Characteristics of Census Households for Housing Need - Canada, All Provinces and Territories at the Census Division (CD) and Census Subdivision (CSD) Level [Custom Tabulation].” HART Custom Census Order - ORD-06922-K8P7F5, ORD-06989-C7H4H0, ORD-06990-D2D8R9, ORD-06993-V7C5W4, ORD-06995-J3N4P7, ORD-06997-C9W3K1. Borealis. https://doi.org/10.5683/SP3/8PUZQA.] 


The concentration of core housing need among very low- and low-income households is often an expected structural finding, but the absolute counts at each cell matter as much as the distribution: even a small number of very low-income households in core housing need represents a segment whose needs cannot be met by market supply at a realistic price point, and who require directly subsidized or non-market housing options. Where need is concentrated entirely in the one- and two-person categories, it points to a specific supply gap in small, deeply affordable units.

Moderate-income households appearing in core housing need, a less common but notable finding, indicates that affordability pressures have extended beyond the lowest income brackets. This suggests either that market rents have risen to levels that strain even middle-income budgets, or that housing suitability and adequacy issues are affecting a broader population than income alone would predict.

The absence of core need among median and high income categories suggests that housing stress is not generally a market-wide phenomenon but one concentrated among specific income groups, which defines both the target population and the depth of intervention required.

[bookmark: _Toc223686652][bookmark: _Toc237355950]PRIORITY POPULATIONS
Housing need is not evenly distributed. Aggregate core housing need rates can mask severe precarity concentrated among specific groups who face compounded barriers, including discrimination in the housing market, income insecurity, inaccessible unit design, lack of culturally appropriate options, and inadequate support services.

Federal funding programs typically require that HNAs demonstrate a commitment to equity-deserving groups. This section provides the evidence base for targeted interventions responding to the specific, often intersecting, needs of those most at risk.

	Question
	Federal template question to complete

	4.1
	What information is available that reflects the housing need or challenges of priority populations in your territory and its communities? If data is available, please report on the incidence of core housing need by CMHC priority population groups in your territory and its communities. If no quantitative data is available, please use qualitative information to describe the need for these priority populations.

	4.5
	Some groups, including students, those in congregate housing, those practicing traditional lifestyles of living off the land, and temporary resource-industry workers, may be excluded from publicly available core housing need data sources. Communities and territories are encouraged to use this section to describe the housing needs of these respective populations to ensure that all groups are represented in their HNA.



Table 7.3 presents core housing need rates for a range of vulnerable population groups, comparing local rates against regional and provincial benchmarks to identify where housing need is most acute and which groups face disproportionate barriers to adequate, suitable, and affordable housing.

[bookmark: _Ref223276809]Table 7.3: Rate of core housing need by vulnerable population group and geography, 2021
	Vulnerable population group
	Local
	Region
	Province

	Total households
	8.9%
	6.2%
	7.0%

	Household with 1+ person with activity limitation
	4.1%
	3.1%
	3.8%

	Household with 1+ person with mental health related activity limitation
	7.9%
	4.9%
	6.0%

	Lone parent
	13.4%
	10.6%
	11.1%

	Female lone parent
	15.0%
	11.7%
	11.5%

	Women+ led household
	11.0%
	7.7%
	8.7%

	Single person
	16.9%
	14.0%
	16.6%

	Indigenous household
	11.4%
	8.9%
	9.0%

	Visible minority household
	10.6%
	10.1%
	9.1%

	Immigrant led household
	9.9%
	8.7%
	8.7%

	Recent immigrants (2016 to 2021) led household
	10.9%
	9.7%
	9.1%

	Refugee led household
	14.6%
	15.3%
	15.2%

	Non-permanent resident led household
	12.2%
	12.5%
	11.3%

	Young adult (<25 years old) led household
	7.0%
	6.9%
	7.6%

	Senior (65+ years old) led household
	10.4%
	7.2%
	8.1%

	Elderly (85+ years old) led household
	12.9%
	12.2%
	14.6%

	Household with gender diverse persons
	x
	x
	6.1%

	Households living in poverty
	54.0%
	52.2%
	52.8%

	Veteran led household
	7.1%
	4.2%
	5.2%


Source: derived from Statistics Canada Table 98-10-0624 and Housing Assessment Resource Tools (HART)[footnoteRef:9] [9:  Statistics Canada. 2023. “HART - 2021 Census of Canada - Selected Characteristics of Census Households for Housing Need - Canada, All Provinces and Territories at the Census Division (CD) and Census Subdivision (CSD) Level [Custom Tabulation].” HART Custom Census Order - ORD-06922-K8P7F5, ORD-06989-C7H4H0, ORD-06990-D2D8R9, ORD-06993-V7C5W4, ORD-06995-J3N4P7, ORD-06997-C9W3K1. Borealis. https://doi.org/10.5683/SP3/8PUZQA. 
] 


Lone-parent households, single-person households, and households living in poverty typically record the highest core housing need rates; their local rates relative to the provincial norm indicate whether these already-vulnerable groups face compounded disadvantage in the local market.

Elevated rates among recent immigrants, refugees, and non-permanent resident households may indicate barriers to accessing appropriate, affordable housing, including discrimination, credit history constraints, language barriers, or unfamiliarity with local housing systems.

Where Indigenous household core housing need rates exceed the community-wide average, culturally appropriate housing models, land security provisions, and targeted investment may warrant consideration as part of a policy response.

Households with one or more persons with disabilities or activity limitations often face both income constraints and specific suitability requirements, such as accessibility and proximity to services, that the private market may not reliably provide.

Groups showing near-average core housing need rates locally can still represent urgent need in absolute terms, or may face qualitative barriers not captured by the core housing need definition.

[bookmark: _Toc223686653][bookmark: _Toc237355951]HOMELESSNESS
	Homelessness data is only available for Prince Edward Island as the pilot geography. Data in this section should be completed by the user, as a national dataset is not readily available for broad template production. Users can update or amend this section as is appropriate for the content available to them.



Homelessness represents the most acute expression of housing system failure. It is the point at which a household's inability to secure adequate, stable, and affordable housing results in the complete loss of permanent shelter. It marks the traditional end of the housing continuum and carries well-documented consequences for physical and mental health, employment, family stability, and long-term economic participation. Current policy approaches and best practices, as reflected in federal homelessness strategies, recognize that while homelessness may not be entirely preventable in all circumstances, experiences of homelessness should be rare, brief, and non-recurring.[footnoteRef:10] This framing emphasizes that individuals should be supported and enabled to exit homelessness quickly and not return, rather than becoming entrenched in chronic or periodic experiences of housing loss.  [10:  Employment and Social Development Canada. (2022, August 12). Overview: Reaching Home - Canada's Homelessness
Strategy. Government of Canada. https://www.canada.ca/en/housing-infrastructure-communities/news/2022/08/overview-reaching-home.html ] 


Interpreting homelessness data requires careful attention to its limitations. Point-in-time counts and administrative sources such as the Homeless Individuals and Families Information System (HIFIS) capture only individuals in contact with shelter systems or service providers at a specific moment, leading to an undercount of the true homeless population. Local counts are further constrained by the geographic concentration of homeless-serving infrastructure. Individuals tend to migrate toward areas with shelters and support services, meaning communities with limited local services may appear to have low homeless populations simply because residents must travel elsewhere to access support. Broader geographic data generally provides a more reliable picture of the scale of homelessness than local counts alone.

Hidden homelessness (e.g., individuals temporarily staying with friends or family, couch-surfing, or living in overcrowded arrangements due to lack of stable housing) does not appear in administrative data systems. The 2013 State of Homelessness in Canada[footnoteRef:11] estimated approximately three hidden homeless persons for every one visible or sheltered person, implying that point-in-time counts represent a substantial undercount of total housing loss. [11:  Gaetz, S.; Donaldson, J.; Richter, T. ; and Gulliver, T. (2013). The Sate of Homelessness in Canada 2013. Homeless Hub Paper #4.] 


	Question
	Federal template question to complete

	4.2
	Please describe the incidence and severity of homelessness in your community, or territory and its communities, including an estimated number of individuals and/or families experiencing homelessness (hidden, visible, chronic, episodic, etc.).

	4.3
	Please describe local factors that are believed to contribute to homelessness in your community, or territory and its communities (e.g., effects of natural disasters, lack of economic opportunity, mental health and addictions issues, etc.).

	4.4
	Please identify temporary and emergency relief resources available for individuals experiencing homelessness in your community, or territory and its communities (e.g., number of shelter beds, resource centres, number of transitional beds available). If possible, please indicate whether capacity levels are commensurate with need. 



Table 7.4 presents a summary of available homelessness data, including total individuals experiencing homelessness, the share experiencing chronic homelessness, demographic characteristics, and regional distribution.

[bookmark: _Ref228195493]Table 7.4: Summary of provincial [for PEI] homelessness data and characteristics, February 2026 [for PEI]
	Characteristic
	Total people
	Percent of total experiencing homelessness

	Individuals experiencing homelessness
	210
	100.0%

	Individuals experiencing chronic homelessness
	104
	49.5%

	Individuals housed through coordinated approach (cumulative)
	72
	34.3%

	Single persons
	184
	87.6%

	Male
	148
	70.3%

	Female
	60
	28.4%

	Non-binary
	3
	1.3%

	Indigenous identifying persons
	27
	12.9%

	Veterans
	5
	2.4%

	Non-citizens
	5
	2.4%


Source: For PEI - Homeless Individuals and Families Information System via John Howard Society of Prince Edward Island, for elsewhere – to be determined

The share of individuals experiencing chronic homelessness (defined as those who have experienced homelessness for six months or more in the past year, or on three or more occasions) is among the most policy-relevant figures. A high chronic share relative to the total indicates that a substantial portion of the homeless population is not cycling through homelessness episodically but is entrenched in it. 

The demographic composition of the homeless population (including the shares of single persons, Indigenous-identifying individuals, veterans, and non-citizens) should be read against the same groups' shares of the total population and their reported core housing need rates (where available). Overrepresentation of any group in the homeless population relative to their population share may signal that not only are these groups at elevated risk of housing need, but the systems intended to prevent homelessness (including non-market supply, income support programs, and targeted housing services) may not be reaching them.

[bookmark: _Toc223686654][bookmark: _Toc237355952]PROJECTED NEEDS

This section translates current housing conditions and demographic analysis into forward-looking estimates of housing demand, household formation, and unit requirements over a projection horizon of 10 years. Projection methodologies are 

A housing needs assessment that documents only current conditions is of limited value for planning purposes; it is the projection of future need that drives planning policy, capital budgeting, and funding applications. Federal program requirements under the BCSF and HAF explicitly include projected housing need as a required component of an HNA, reflecting the understanding that addressing Canada's housing challenges requires anticipating demand, not merely responding to it after the fact.

[bookmark: _Toc223686655][bookmark: _Toc237355953]POPULATION PROJECTIONS
This section presents estimates of future population derived from Statistics Canada demographic projections. Population projections are the starting point for all downstream housing demand analysis. Because housing is a durable good that lasts decades, decisions about what is built today will shape community outcomes for generations.

Figure 8.1 presents a range of population projection scenarios for the community over the next ten years, drawn from Statistics Canada demographic modelling, establishing the envelope of possible future growth or decline within which housing demand will evolve.

[bookmark: _Ref223277013]Figure 8.1: Range of anticipated total population over next 10 years

Source: Statistics Canada Tables 17-10-0155 and 17-10-0162

The spread between low and high projection scenarios reflects genuine uncertainty in how key demographic drivers, namely migration, fertility, and mortality, will evolve. Communities that have recently experienced rapid growth should not assume high-scenario trajectories will continue, as housing unaffordability itself can dampen in-migration and suppress household formation, creating a self-limiting dynamic on demand.

Where local projections diverge meaningfully from regional or provincial trajectories, the causes of that divergence should be examined, as they will shape the nature and timing of housing demand and may require a tailored supply response.

The figure and accompanying table below break down projected population change by age group, enabling readers to anticipate how the community's demographic composition may shift over the projection horizon under a medium growth scenario.

Table 8.1: Anticipated population by age group over next 10 years, medium growth scenario
	 
	Total
	0 to 14
	15 to 24
	25 to 34
	35 to 54
	55 to 64
	65 to 84
	85+

	Local population

	2035 total
	53,870
	5,555
	7,930
	10,135
	14,380
	4,450
	9,290
	2,130

	Since 2025
	+12%
	+1%
	-6%
	+14%
	+33%
	-10%
	+13%
	+56%

	Higher level geography rates of change by age group (2025 to 2035)

	Region
	+12%
	+1%
	-1%
	+8%
	+28%
	-5%
	+18%
	+67%

	Province
	+11%
	+3%
	+1%
	+3%
	+24%
	-7%
	+18%
	+68%


Source: Statistics Canada Table 17-10-0162

Growth concentrated in the 65+ age groups signals rising demand for age-appropriate, accessible, and supportive housing options, including independent living apartments, assisted living, and long-term care, well ahead of when this demand will peak. Substantial growth in the 25-to-34 age group, historically the prime household formation age, points to heightened near-term demand for entry-level rental and ownership housing, and may indicate a community that is successfully attracting young workers.

A shrinking working-age population relative to provincial trends may signal out-migration driven by economic or housing cost factors, with implications for both the labour market capacity to build new housing and the household income base supporting affordability. Where local age-cohort growth rates differ meaningfully from regional or provincial rates, migration patterns and local economic conditions are likely shaping local demographics.

[bookmark: _Toc223686656][bookmark: _Toc237355954]HOUSING PROJECTIONS
This section translates household projections into estimates of new housing unit requirements by bedroom count, structural type, tenure, and affordability level, comparing projected demand against past development trends such as permit activity to anticipate potential supply gaps.

Housing projections represent the culmination of the assessment's analytical work: the translation of demographic and economic trends into a statement of how many homes, of what type and at what price points, the community may need to build.

Annual Dwelling Demand
Figure 8.2 illustrates the projected cumulative gap between housing demand and supply over the projection horizon, assuming recent construction trends from permitting data continue, providing a forward-looking indicator of whether the community is on a path toward deepening housing stress or possible stabilization. The gap begins with an estimated shortage in 2025, which considers household suppression, activity between 2021 and 2025, and other elements described in the methodology.

[bookmark: _Ref223277250]Figure 8.2: Anticipated running dwelling shortage*

* Note that should cumulative construction exceed the running shortage (thus creating a surplus), the shortage is noted as 0 instead of a negative number.
Source: methodology available in the HNA Blueprint Methodology – Projection document

A widening running shortage (i.e., demand consistently outpacing supply additions) signals compounding housing stress where each year of undersupply adds to the backlog and intensifies upward pressure on rents and prices. Even a modest annual deficit can accumulate into a notable total shortfall over a decade, particularly in smaller communities where the total housing stock is limited and incremental changes in supply have proportionally larger effects.

A surplus or stable balance should not invite complacency if it masks mismatches between the type and price point of units demanded versus those being built. A market in overall numerical balance may still be undersupplying affordable units. Scenarios showing a projected surplus under high-supply assumptions provide evidence of what is achievable if barriers to construction are removed in a high demand environment.

Disaggregated Anticipated Dwelling Demand
Table 8.2 disaggregates projected housing demand by dwelling size and tenure, providing an indication of what types of new units the community may need and in what proportions over the projection horizon.

[bookmark: _Ref223277906]Table 8.2: Anticipated new dwellings demand by dwelling size, over next 10 years
	
	Total dwellings
	Owned dwellings
	Rented dwellings

	Dwelling size
	by 2035
	share
	by 2035
	share
	by 2035
	share

	Studio
	25
	0%
	0
	0%
	25
	1%

	1-bedroom
	715
	13%
	40
	2%
	680
	23%

	2-bedroom
	1,725
	32%
	275
	12%
	1,455
	48%

	3-bedroom
	1,655
	31%
	940
	40%
	715
	24%

	4+bedroom
	1,250
	23%
	1,105
	47%
	145
	5%


Source: methodology available in the HNA Blueprint Methodology – Projection document

A high share of demand concentrated in smaller unit sizes, such as one- and two-bedroom units, often reflects an aging population and growing single-person household prevalence, reinforcing the need for housing forms beyond the single-detached construction that has historically dominated Canadian suburban development. Where demand for rented one- and two-bedroom units dominates, the analysis points to a structural need for purpose-built rental supply at appropriate size and price points.

A large share of expected owned units typically reflects ongoing family-formation trends and signals market demand for single-detached or alternative ground-oriented housing forms such as semi-detached homes and row houses.

Figure 8.3 translates projected demand into estimated unit requirements by structural type, providing guidance on the potential composition of new housing supply required to meet anticipated demand.

[bookmark: _Ref223278187]Figure 8.3: Anticipated new dwelling demand by dwelling type, over next 10 years

Source: methodology available in the HNA Blueprint Methodology – Projection document

Even if the total number of projected units is modest, the type distribution matters. A community that builds only single-detached housing will progressively worsen affordability for the growing share of households who cannot afford or do not require this housing form.

Figure 8.4 presents estimated demand by housing price level, indicating the magnitude of construction required across market, below-market, and deeply affordable dwellings.

[bookmark: _Ref223278283]Figure 8.4: Anticipated new dwelling demand by dwelling price level, over next 10 years

Source: methodology available in the HNA Blueprint Methodology – Projection document

The private market will be least likely to serve demand concentrated at lower price points, such as rent levels affordable to very low- and low-income households, increasing the need for government involvement in building or funding these units.

While below-market and deeply affordable units are always a priority, the case for intervention is stronger when the proportion of demand at lower price levels exceeds the current affordable share of the rental market. 

A community where the majority of projected demand falls in the moderate- to high-income range may face the challenge of ensuring that growth in higher-income demand does not displace existing affordable units through rent increases, redevelopment, or consumption of more affordably priced units.

Demand by Household Size and Income Category
Table 8.3 cross-tabulates projected household demand by income category and household size, providing a disaggregated view of what price points of housing the community may need to build to serve its projected population over the assessment horizon.

[bookmark: _Ref223426490]Table 8.3: Anticipated dwelling demand by household size and income category, by 2035
	Income category
	Total
	1 person HH
	2 person HH
	3 person HH
	4 person HH
	5+ person HH

	Total
	26,065
	8,115
	9,825
	3,920
	2,765
	1,435

	Very low
	705
	385
	210
	65
	45
	0

	Low
	4,130
	3,285
	615
	170
	60
	0

	Moderate
	4,760
	2,310
	1,645
	505
	200
	100

	Median
	5,475
	1,350
	2,665
	870
	355
	235

	High
	10,990
	785
	4,690
	2,310
	2,105
	1,100


Source: methodology available in the HNA Blueprint Methodology – Projection document

The intersection of very low- and low-income categories with smaller household sizes (particularly, one- and two-person households), represents the core of unmet housing need in most communities; households for whom market-rate housing is financially inaccessible and for whom purpose-built affordable or subsidized supply is the primary viable option. High-income demand concentrated in larger household sizes reflects the segment the private market will serve most readily. Moderate-income demand distributed across household sizes points to a potential "missing middle" challenge, where household incomes are too high for subsidy eligibility but too low to comfortably afford market prices, and for whom below-market options or alternative housing forms may be most appropriate.

An important signal is the ratio of low-income to high-income demand; specifically, where low-income demand represents a disproportionately large share of total projected need relative to the current affordable share of the rental market.


[bookmark: _Toc223686657][bookmark: _Toc237355955]ADDITIONAL MODULES
[bookmark: _Toc223686658][bookmark: _Toc237355956]REGIONAL INTEGRATION
Table 9.1 estimates the inward and outward housing demand pressures acting on the local community from surrounding municipalities within its regional employment area, reflecting the affordability and employment ties that cause households to seek housing across municipal boundaries.

A net positive local demand pressure signals that the local community may be subject to increased demand (independent of local demographic projections) from neighbouring communities should the local housing supply increase and/or prices become more affordable. In other words, the local market at present is either too expensive or undersupplied (or both) relative to its neighbours, and so households choose to commute further to their employment in response.

[bookmark: _Ref223426828]Table 9.1: Net change to demand based on the integration of communities tied economically (via employment and affordability), 2021 estimates
	 Inward and outward household demand pressures
	Total communities
	Total households
	Total dwellings

	Inward pressure from within regional employment area
	36
	4,585
	4,900

	Outward pressure to other locations in regional employment area
	0
	0
	0

	Net local demand pressure from regional economic relationship
	36
	4,585
	4,900


Source: derived from Statistics Canada Tables 98-10-0624, 98-10-0002, 98-10-0459, and 98-10-0462 

A large inward pressure figure relative to locally generated demographic demand suggests that the community may need to plan for a total housing need that exceeds what its own population trends would predict. 

Outward demand pressure (households that may leave the local community for locations where their employment is, should conditions improve) reflects the degree to which the local market may be serving as a structural alternative to higher costs markets or as a bedroom community. Should the destination community continue to experience a strained housing market, this could mean increased local demand. Conversely, should conditions improve in the destination market, local demand may drop. 

Figure 9.1 illustrates how the incorporation of regionally influenced demand modifies the total projected housing need over the assessment horizon, enabling a comparison of locally generated demand against the full market demand the community may need to accommodate.

[bookmark: _Ref223427980]Figure 9.1: Impact of regionally influenced demand on anticipated overall demand over next 10 years*

* Note that should cumulative construction exceed the running shortage (thus creating a surplus), the shortage is noted as 0 instead of a negative number.
Source: methodology available in the HNA Blueprint Methodology – Regional Integration document

While the calculations leading to the above are simplifications of complex relationships between markets and households (see methodology in Housing Needs Assessment Guidebook), where regional demand materially adds or subtracts to locally projected need, there should be consideration for regional dynamics on future demand rather than an insular perspective. 

[bookmark: _Toc237355957][bookmark: _Toc223686659]TRANSPORTATION COSTS
The cost of housing cannot be assessed without the cost of transportation, as the two are structurally linked to housing affordability. Households facing high housing costs in central, well-serviced locations often have lower transportation costs as a result of proximity to employment, services, and transit, while households who relocate to lower-cost peripheral or rural areas frequently absorb higher transportation costs that offset a portion or all of the apparent housing savings. This trade-off is not captured by shelter-cost-to-income ratios alone, which is a basis for the core housing need metric, and can lead to an underestimate of the true cost burden faced by lower-income households in car-dependent communities. Understanding the combined share of income allocated to housing and transportation provides a more complete picture of household financial pressure and is particularly relevant when evaluating whether new housing supply in a given location genuinely improves affordability or simply displaces one cost burden with another.

Table 9.2 presents the share of household income allocated to housing alone, transportation alone, and the two combined, benchmarked against regional and provincial weighted averages.

[bookmark: _Ref224216359]Table 9.2: Share of household income allocated to housing and transportation by geography, 2024
	Percent of income spent on:
	Local
	Region
	Province

	Housing and transportation
	29.8%
	26.9%
	27.5%

	Housing
	17.0%
	15.5%
	14.4%

	Transportation
	12.8%
	11.3%
	13.0%


Source: derived from Statistics Canada Table 46-10-0090

The combined housing and transportation share is the most policy-relevant figure in the table, as it captures the full cost of shelter and access that households must sustain from income. Where the local combined share exceeds regional and provincial comparators, it indicates that households are absorbing a disproportionate cost burden across both categories. This is a condition that compounds affordability stress beyond what housing metrics alone would reveal. The relative contribution of each component is equally informative: a high combined share driven primarily by housing points to a market access problem, while a high combined share driven primarily by transportation may reflect a spatial mismatch between where affordable housing is located and where employment and services are concentrated.

[bookmark: _Toc237355958]PUBLIC TRANSIT ACCESS
Access to public transit is a meaningful determinant of housing affordability in communities where service exists, as it directly shapes whether households can reduce or avoid vehicle ownership (one of the largest discretionary expenditure categories available to lower-income households). Table 9.3 presents the share of select population groups living within 500 metres of all transit and 800 metres of high-capacity transit locally and provincially, using 2024 data from Statistics Canada. Note that provincial data only includes communities that have a regularly scheduled public transit service and where its geospatial data was available.

[bookmark: _Ref225762885]Table 9.3: Share of population within select transit service areas* by geography, 2024
	
	Local
	Province

	Population group
	500m from all** transit
	800m from high-capacity** transit
	500m from all** transit
	800m from high-capacity*8 transit

	Total population
	19.5%
	x
	14.4%
	X

	15 to 19 year olds
	16.3%
	x
	12.1%
	x

	20 to 24 year olds
	30.8%
	x
	20.8%
	x

	Low-income persons
	26.9%
	x
	21.8%
	x

	Renters
	33.4%
	x
	31.5%
	x

	Indigenous identifying persons
	24.2%
	x
	17.2%
	x

	Immigrants
	18.4%
	x
	14.8%
	x

	Unemployed persons
	21.7%
	x
	14.9%
	x


* Includes only municipalities where a regularly scheduled public transit service was identified and for which geospatial data was available in the reference year.
** All transit includes low- and high-capacity transit. Low-capacity includes bus, streetcar, and trolleybus. High-capacity includes subway, elevated rail, light rail, commuter train, and ferry.
Source: Statistics Canada Table 23-10-0313

For population groups with limited mobility options, including renters, low-income persons, youth, immigrants, and unemployed persons, proximity to transit is not simply a convenience but a functional condition of access to employment, health services, education, and essential amenities. 

Where high-capacity transit data is unavailable, it generally indicates that the local network consists entirely of low-capacity service, such as bus routes, meaning transit-dependent households often rely on a network with lower frequency, coverage, and reliability. Where neither high- or low-capacity transit is available, it typically signifies that the community does not have a local transit system. Exceptions do apply, specifically where geospatial data regarding said service is unavailable.

Comparing local to provincial rates reveals whether the community's transit network is reaching transit-dependent populations at a rate above or below the provincial norm. Where local shares exceed provincial shares for a given group, it suggests that the existing network is relatively well-positioned relative to where those populations live. This is a meaningful finding even in communities with only low-capacity service, as it indicates the network may be providing proximity coverage to a larger share of vulnerable populations than the provincial average achieves. However, proximity alone does not measure service quality, frequency, or the practical usefulness of routes, and above-average coverage shares should be interpreted alongside what is known locally about service levels and route design.

The distribution of coverage across population groups also warrants attention independently of the local-provincial comparison. Where renters show notably higher transit proximity than the total population, it reflects the tendency for rental housing to concentrate in denser, more central areas that transit networks were historically designed to serve. Where other transit-dependent groups, such as low-income persons, immigrants, or unemployed persons, show proximity rates that diverge from one another or from the total population share, the pattern may reflect residential concentration driven by constrained locational choice as much as genuine network coverage. 

[bookmark: _Toc237355959]CLIMATE CONSIDERATIONS
Housing needs cannot be assessed in isolation from environmental risk. The suitability of land for residential development, the long-term viability of existing housing stock, and the financial security of the households that occupy it are all shaped by the climate conditions present in a community and how those conditions are expected to evolve over time. Locally relevant climate indices provide a baseline picture of the environmental stresses the housing stock must withstand and that residents must manage within their homes. Understanding where local conditions sit relative to the national distribution of communities allows for an assessment whether the community faces above- or below-average climate exposure, and to calibrate the urgency and type of housing-related adaptation measures accordingly.

Table 9.4 presents select local climate estimates and their corresponding national percentiles, derived from various Government of Canada climate models and projections. Variables are grouped by precipitation, heat, humidex, and cold, and include both current estimates and forward projections where appropriate. Precipitation variables include both intensity measures (capturing the frequency and severity of heavy rainfall events) and dry day measures, capturing the frequency and duration of periods without meaningful rainfall.

The national percentile associated with each climate variable indicates where the community sits relative to all other Canadian communities for that measure (a high percentile reflects conditions that are more intense or more frequent than most of the country, while a low percentile reflects conditions that are comparatively mild). Where projections are available for both current and future periods, the change in percentile over time reflects the rate at which exposure is changing relative to the rest of the country.

[bookmark: _Ref223877655][bookmark: _Ref225868563][bookmark: _Ref223877649]Table 9.4: Select local climate estimates and national percentiles based on Canadian climate data and scenarios
	Variable
	Value
	Percentile

	Precipitation
	 
	 

	Days with 20mm+ precipitation
	12 days
	88

	Typical amount of rain during wet periods
	7mm
	86

	Number of days where precipitation exceeds 95% of historical values
	9 days
	89

	Total dry days (2025)
	215 days
	32

	Total dry days (2050)
	218 days
	39

	Maximum consecutive dry days (2025)
	11 days
	15

	Maximum consecutive dry days (2050)
	12 days
	31

	Heat
	 
	 

	Days over 30 ⁰C (2025)
	2 days
	17

	Days over 30 ⁰C (2050)
	7 days
	24

	Humidex
	 
	 

	Days over 35 ⁰C (2025)
	5 days
	59

	Days over 35 ⁰C (2050)
	8 days
	52

	Cold*
	 
	 

	Days below -15 ⁰C
	7 days
	15

	Days below -20 ⁰C
	0 days
	12

	Icing days**
	55
	23


* Cold does not include windchill. For some areas, this would make the values dramatically higher (akin to humidity and heat).
** Icing days refer to days that have a maximum temperature below 0 ⁰C, or the number of days with notable heating needs.
Source:CMPIP6 statistically downscaled climate indices (see methodology in Housing Needs Assessment Guidebook)

Precipitation indices encompass two distinct but related dimensions of climate stress. High percentiles for intensity measures (such as days with 20mm or more of precipitation and days exceeding the 95th percentile of historical values) point to elevated risk of stormwater-related damage, basement flooding, and infrastructure overload during extreme events. Dry day measures capture the opposite condition, being the frequency and duration of periods without meaningful rainfall. Where dry day percentiles are low, the community experiences fewer and shorter dry periods than most of the country, which may limit wildfire exposure and drought stress on infrastructure but does not eliminate it. Where dry day percentiles increase between the 2025 and 2050 projections, it suggests a gradual shift toward longer periods without precipitation that may affect soil stability, green infrastructure, and water management demands over the projected period. The combination of high precipitation intensity percentiles alongside low dry day percentiles is characteristic of communities with volatile precipitation regimes (infrequent but intense rainfall interspersed with relatively wet baseline conditions), a pattern with particular implications for drainage infrastructure and the flood susceptibility of the housing stock.

These climate conditions do not affect all residents or all dwelling types equally. Table 9.5 presents select Census metrics pertaining to housing and demographic vulnerability to climate conditions.

[bookmark: _Ref225868587]Table 9.5: Key Census metrics pertaining to housing and demographic vulnerability to climate conditions, 2021
	Variable
	Value
	Percentile

	Share of population: 65+ year olds
	21%
	42

	Share of population in low-income
	17%
	73

	Share of 65+ year olds in low-income
	19%
	46

	Share of dwellings built in 1960 or earlier
	21%
	47

	Share of dwellings in need of major repair
	6%
	32


Source: Statistics Canada 2021 Census Profile

The above variables collectively describe the share of the local population and housing stock that may be most exposed to the climate stresses identified in the preceding table. A high national percentile for any of these measures indicates that the community has a comparatively elevated concentration of climate-vulnerable residents or dwellings relative to the rest of the country.

For instance, seniors (particularly, those with low incomes) are among the population groups most directly affected by heat and humidex conditions, as older adults are physiologically less able to regulate body temperature when conditions are extreme. Where the senior population share and the share of seniors in low income are both elevated, heat-related housing risk is compounded. The households most exposed are also those often with the fewest resources to respond. The share of the population in low income more broadly reflects reduced adaptive capacity across all climate stressors, including the ability to maintain, insulate, cool, or repair a dwelling in response to changing conditions.

Dwelling age and repair condition are structural indicators of climate resilience in the housing stock itself. Dwellings built in 1960 or earlier were typically constructed before modern insulation standards and may perform poorly under both heat and cold stress, resulting in higher energy costs and greater discomfort or health risk for occupants. Dwellings in need of major repair may be particularly vulnerable to the physical effects of precipitation intensity, freeze-thaw cycles, and moisture infiltration. Where the share of older or poorly maintained dwellings is at or above the national median (i.e., 50th percentile), the community faces a stock-level adaptation challenge alongside the demographic one. The households most likely to occupy these dwellings are disproportionately lower-income households with limited options when conditions deteriorate.

One of the most direct physical expressions of precipitation intensity is flood susceptibility, or the degree to which the land underlying the local housing stock is prone to inundation. Table 9.6 presents estimates of the shares of local buildings, dwelling units, and population subject to moderate and high flood susceptibility, benchmarked against the region and province.

Estimates are derived using Statistics Canada 2021 Census data and Natural Resources Canada's Flood Susceptibility Index (FSI), a national geospatial dataset produced by the Canada Centre for Mapping and Earth Observation. The FSI was developed using machine learning algorithms trained on Canada's historical flood record, with the objective of generating a national flood susceptibility layer across a geographically large, diverse, and data-sparse country. Because the index captures relative susceptibility rather than absolute flood probability, values are best interpreted against regional and provincial comparators rather than as precise risk assessments for individual properties.

[bookmark: _Ref228270979]Table 9.6: Estimated share of buildings, dwelling units, and people subject to moderate and high susceptibility to flooding
	
	Local
	Region
	Province

	Variable
	Moderate
	High
	Moderate
	High
	Moderate
	High

	Buildings
	33%
	0%
	22%
	9%
	19%
	22%

	Dwelling units
	34%
	0%
	24%
	7%
	20%
	21%

	Population
	30%
	0%
	21%
	5%
	18%
	19%


Source: derived from Statistics Canada 2021 Census Geographic Attribute File and Natural Resources Canada [footnoteRef:12] (methodology found in HNA Blueprint Methodology – Flood Susceptibility document), [12:  Natural Resources Canada. (2023, July). Flood Susceptibility Index. ] 


Where the local share of moderately susceptible properties exceeds comparators, it signals that a meaningful portion of the existing housing stock occupies land with some degree of flood risk that is nonetheless material for long-term planning purposes. The relationship between the high-susceptibility share locally and the corresponding regional and provincial values warrants careful interpretation. Substantial divergence between local and comparator rates may reflect genuine differences in physical geography, but may also reflect limitations in the FSI model's training data coverage, and should be verified against provincial floodplain mapping or local drainage studies before drawing firm conclusions.

The proximity of the buildings, dwelling units, and population susceptibility shares to one another provides an indication of whether flood-exposed land is densely or sparsely settled relative to the rest of the community. For housing needs planning, moderate and high susceptibility alike carry long-term affordability implications. As insurers continue to reprice flood risk and selectively withdraw coverage from susceptible properties, dwellings in affected areas face rising carrying costs that will increasingly bear on housing affordability; particularly, for lower-income households with limited capacity to absorb uninsured losses or premium increases. 

Where the Flood Susceptibility Index provides a relative measure of flood-prone land based on historical patterns, it does not quantify the number of buildings, dwelling units, or people directly at risk under a defined flood scenario. Where actual coastal flood mapping is available, it is possible to move from susceptibility as a landscape characteristic to exposure as a count of assets and population within a modelled flood extent. Table 9.7 presents an estimate of the total and share of buildings, dwelling units, and population subject to coastal flooding under a 1-in-100 year flood scenario, derived from the PEI Climate Hazard and Risk Information System, and benchmarked against regional and provincial comparators.

[bookmark: _Ref225951969]Table 9.7: Estimated total and share of buildings, dwelling units, and people subject to coastal flooding based on a 1:100 year flood scenario, 2021 
	
	Local
	Region
	Province

	Variable
	Flooded
	Share
	Flooded
	Share
	Flooded
	Share

	Buildings
	50
	0.4%
	210
	0.5%
	880
	1.0%

	Dwelling units
	102
	0.6%
	208
	0.5%
	581
	0.8%

	Population
	156
	0.4%
	301
	0.3%
	821
	0.5%


Source: For PEI - derived from Statistics Canada 2021 Census Geographic Attribute File and PEI Climate Hazard & Risk Information System,[footnoteRef:13] for elsewhere – to be determined by user [13:  Wang, X. (2026). CHRIS: PEI Climate Hazard & Risk Information System. Government of Prince Edward Island and the University of Prince Edward Island.] 


Comparison against regional and provincial shares establishes whether local coastal flood exposure is above or below the norm for the province. Where the local share is elevated relative to comparators, it signals that a disproportionate concentration of the housing stock or population is located within the 1-in-100 year coastal flood extent. Where the local share is below provincial comparators, it does not imply the absence of risk but rather that the community's exposure is more limited in scale. In either case, the 1-in-100 year scenario represents a defined probability threshold rather than an upper bound, and actual exposure under more severe or climate-adjusted flood scenarios would be larger than the figures presented here.

[bookmark: _Toc223686660][bookmark: _Toc237355960]SENIORS HOUSING
Table 9.8 estimates the current and projected demand for senior residential facilities. This includes residential care facilities, nursing homes, senior residences, and mixes of nursing homes and residences. Estimates are made up of two demand drivers: the age-ratio method based on collective dwelling to senior population ratios, and a disability-severity method based on the functional limitations that typically trigger transitions out of independent living.

Note that the calculations do not consider existing supply, meaning that a portion of said demand may already be allocated to existing seniors housing.

[bookmark: _Ref223542684]Table 9.8: Potential demand for senior housing
	Variable
	2025
	2035

	Demand for senior housing/care based on ratio of collective dwellings
	625
	925

	Additional housing/care demand from disability severity
	1,105
	1,320


Source: derived from Statistics Canada Tables 13-10-0378, 98-10-0045, and 17-10-0162 (methodology found in HNA Blueprint Methodology – Senior Housing Demand document)

The two demand components capture distinct populations. Ratio-based demand reflects the broader senior population expected to require some form of collective or supported residential arrangement based on historical age-specific occupancy patterns. Disability-severity demand reflects the subset of seniors whose activity limitations (also known as “very severe” disability) are sufficiently notable that independent living may no longer be practicable without substantial support. The combination of the two serves as a range of what may be needed locally, with the former often serving as the minimum and the latter the maximum.

Where the range of estimated demand substantially exceeds actual current facility capacity, the community faces both a supply challenge and a potential health and safety concern. Seniors who cannot access appropriate residential care may remain in unsuitable housing, place strain on informal caregivers, or present more severely to acute care settings. This demand is largely inelastic as it is driven by demographic aging rather than economic conditions, and will not self-correct through market mechanisms in the way that general rental or ownership demand might.

The projected growth from 2025 to 2035 captures the pace at which senior residential demand may intensify. Communities where the gap between current and projected demand is large face a compressed intervention timeline. Senior residential facilities require considerable capital investment and often longer approval and construction timelines, meaning that demand arriving in 2035 requires decisions made well in advance of that date. 

[bookmark: _Toc237355961][bookmark: _Toc223686661]“ALICE” HOUSEHOLDS
	This section is only available for select Atlantic Canadian provinces due to data availability. Users may perform the analysis themselves or delete this section entirely.



"Asset Limited, Income Constrained, Employed" (ALICE) is a framework originally developed by the United Way of Northern New Jersey to identify households that fall above the official poverty line but below the income threshold required to meet basic living costs, including housing, food, transportation, childcare, and healthcare. While the framework was designed in a US context (where the Federal Poverty Level serves as the lower bound) the underlying income-gap dynamic translates to Canada, where the Market Basket Measure (MBM) provides an analogous poverty threshold and where a meaningful share of working households similarly earn above that threshold while remaining unable to afford adequate housing without financial stress or trade-offs. These households typically do not qualify for subsidized housing programs designed for those in deepest need, nor are they well-served by income support programs calibrated to households below the poverty line. Understanding the scale of ALICE households provides an improved picture of latent housing demand at below-market price points and helps size the portion of the local workforce for whom market-rate supply, even at modest price levels, remains structurally inaccessible.

Table 9.9 presents the estimated poverty line and living wage income thresholds by household size, derived from provincial Market Basket Measure and living wage data. Table 9.10 uses these thresholds to estimate the number of households below the poverty line, below the living wage, and within the ALICE band (that is, above the poverty line but below the living wage) disaggregated by household size.

[bookmark: _Ref225844066]Table 9.9: Estimated poverty line and living wage income thresholds, 2024
	Variable
	1-person
	2-person
	3-person
	4-person
	5+ person

	Estimated poverty line* threshold
	$27,450
	$38,820
	$47,550
	$54,910
	$61,390

	Estimated living wage / income threshold
	$43,330
	$61,270
	$75,040
	$86,650
	$96,880


* The poverty line is based on estimates of Market-Basket-Measure thresholds by household size
Source: methodology found in HNA Blueprint Methodology – ALICE Households document

[bookmark: _Ref225844125]Table 9.10: Estimated "ALICE" households by household size based on poverty line and living wage income thresholds, 2021
	Variables
	Total
	1-person
	2-person
	3-person
	4-person
	5+ person

	Total households
	17,180
	6,090
	5,860
	2,470
	1,790
	975

	Estimated HHs below poverty line
	3,290
	2,000
	730
	305
	185
	70

	Estimated HHs earning below the living wage
	7,225
	3,630
	1,920
	880
	485
	310

	Estimated “ALICE” households
	3,935
	1,630
	1,190
	575
	300
	240

	Share of total households
	23%
	27%
	20%
	23%
	17%
	25%


Source: methodology found in HNA Blueprint Methodology – ALICE Households document

Where the ALICE share is large relative to the share below the poverty line, it suggests that housing affordability stress extends well beyond the population typically targeted by non-market housing investment, and that below-market rental programs may need to reach further up the income distribution than deeply subsidized supply alone can achieve. Variation in ALICE share across household sizes points to where the mismatch between income and housing cost is most acute, which could inform unit size targets in any new affordable supply pipeline.

[bookmark: _Toc237355962]VULNERABILITY INDICES
The vulnerability indices presented in this section are produced by two federal and provincial government sources. The Canadian Index of Multiple Deprivation (CIMD),[footnoteRef:14] the Canadian Index of Social Resilience (CISR), and the Canadian Index of Social Vulnerability (CISV)[footnoteRef:15] are all published by Statistics Canada and measure neighbourhood-level conditions relating to residential instability, economic dependency, ethno-cultural marginalization risk, resilience capacity, and social vulnerability, using dimensions derived from the 2021 Census. The Material and Social Deprivation Index (MSDI)[footnoteRef:16] is produced by the Institut national de santé publique du Québec (INSPQ) and measures material disadvantage (through income, employment, and educational attainment) and social disadvantage (through household fragmentation, lone-parent family structure, and social isolation) at the dissemination area level, providing a complementary lens on deprivation rooted in a distinct methodological tradition. [14:  Statistics Canada. (2023). The Canadian Index of Multiple Deprivation, 2021. Statistics Canada Catalogue no. 45‑20-0001.
]  [15:  Statistics Canada. (2025). The Canadian Index of Social Resilience and the Canadian Index of Social Vulnerability, 2021. Statistics Canada Catalogue no. 45-20-00012025002.
]  [16:  Institut national de santé publique du Québec (INSPQ). Index of material and social deprivation compiled by the Bureau d'information et d'études en santé des populations (BIESP) from 1991, 1996, 2001, 2006, 2011, 2016 and 2021 Canadian Census data.] 


Housing needs assessments have historically concentrated on income and shelter cost metrics, leaving the broader social and structural conditions that shape housing vulnerability underexplored. Including vulnerability indices fills this gap in a way that is not easily replicated from census tabulations alone. It situates the community's housing pressures within the context of population fragility, institutional trust, and capacity to recover from housing shocks. These are factors that determine not only who needs housing but how difficult it is for them to navigate the market or access support when they need it. Presenting these indices benchmarked against both provincial and national reference distributions demonstrates whether its vulnerability profile is distinctive or broadly consistent with wider patterns.

Table 9.11 summarizes the community's standing across eight vulnerability and deprivation measures, each benchmarked against provincial and national reference distributions using a quintile scoring framework where the fifth quintile represents the highest need or complexity (except for “social resilience” which is the inverse). For example, a Provincial index result of “high instability” means high relative to communities across the province; whereas, a National index result would be in comparison to all of Canada.

[bookmark: _Ref223949459]Table 9.11: Summary of vulnerability indices by measure and geographic comparison, 2021
	Measure
	Source
	Provincial index
	National index

	Residential instability
	CIMD
	high instability
	high instability

	Ethno-cultural composition
	CIMD
	high complexity
	high complexity

	Economic dependency
	CIMD
	average dependency
	below average dependency

	Situational vulnerability
	CIMD
	below average vulnerability
	below average vulnerability

	Social resilience
	CISR
	above average resilience
	above average resilience

	Social vulnerability
	CISV
	above average vulnerability
	above average vulnerability

	Material deprivation
	MSDI
	below average social deprivation
	low social deprivation

	Social deprivation
	MSDI
	below average social deprivation
	high social deprivation

	Average measure*
	 
	above average overall vulnerability
	average overall vulnerability


* Social resilience is inversed for the calculation (e.g., a score of 5 becomes a 1)
Source: derived from Canadian Index of Multiple Deprivation, Canadian Index of Social Resilience and Canadian Index of Social Vulnerability, Material and Social Deprivation Index

The indices measure distinct dimensions of disadvantage, and a community's standing on one does not predict its standing on another. Where residential instability is elevated relative to comparators, it signals a housing stock and population characterized by transience and tenure fragility, with implications for the sustainability of affordability arrangements and exposure to market shocks. Where ethno-cultural complexity is high, the relevant planning concern is not diversity per se but the specific sub-dimensions that drive the score (e.g., linguistic isolation, recent immigration, and housing crowding), each of which creates barriers to navigating the rental market, asserting tenant rights, and accessing housing services. 

The CISR and CISV results may appear to sit in tension when resilience and vulnerability are both above average, but the indices measure fundamentally different things: social resilience reflects aggregate structural capacity, while social vulnerability captures the distribution of risk factors that amplify harm when disruptions occur. A community can show reasonable collective resilience while still containing a sub-population whose vulnerability is elevated, and aggregate indicators of community strength should not be allowed to obscure targeted need.

Where divergence exists between provincial and national reference frames, the source of that divergence matters for interpretation. A measure that scores differently against provincial and national distributions may reflect a distinctive provincial baseline rather than a genuine difference in local conditions, and the more policy-relevant comparator will generally be whichever reference frame governs interpretation. 

Note that the average measure across all indices is included as a broad summary of results, but any decision making activities should be grounded in the individual measures most directly connected to the housing interventions under consideration.

[bookmark: _Toc237355963]BUILD CANADA HOMES AFFORDABLE RENTS
Build Canada Homes (BCH) is a federal agency launched in 2025 focused on building affordable housing at scale through non-market and mixed-income development, direct build on federal lands, public-private partnerships, and modern construction methods. As a core component of its investment policy framework, Build Canada Homes established an income-based affordability definition under which housing is considered affordable when rents do not exceed 30% of local pre-tax household income, assessed against local median household income levels and applied across income groups (spanning from very low- to median-income) and dwelling sizes (with the assumption that larger dwellings, based on number of rooms, include more income earning people, and thus higher household earnings to afford rent). The affordability thresholds are operationally significant because they function as the rent ceilings against which BCH-funded projects must be structured; meaning, they directly define the rent levels that non-market developers, non-profits, and private proponents must commit to in order to qualify for BCH grants, contributions, or loan concessions. 

The BCH income categories are notably different than those used in HART's Housing Needs Assessment methodology (see Income Categories section for reference). Therefore, BCH affordability thresholds are not directly comparable to HART-derived housing need estimates without adjustment, and the two frameworks should not be treated interchangeably when translating housing need into BCH funding targets. 

Table 9.12 presents the estimated maximum affordable monthly rents by BCH income category and unit size, calculated from local median household income data.

[bookmark: _Ref223950215]Table 9.12: Estimated affordable rent thresholds, 2026
	Income category
	% of median income
	Maximum affordable rent per unit size

	
	
	Studio
	1 bedroom
	2 bedroom
	3 bedroom
	4+ bedroom

	Very low
	0 - 25%
	$256
	$333
	$535
	$641
	$1,094

	Low
	26 - 50%
	$512
	$666
	$1,070
	$1,281
	$2,189

	Moderate
	 51 - 75%
	$769
	$999
	$1,605
	$1,922
	$3,283

	Median
	76 - 100%
	$1,025
	$1,333
	$2,140
	$2,562
	$4,378


Source: derived from Statistics Canada Table 98-10-0057 and Government of Canada [footnoteRef:17] [17:  Government of Canada. (2025, November). Build Canada Homes – Housing affordability by income level.] 


The rent thresholds define the upper limit of what BCH considers affordable for each income group and unit size, and should be read against local market rents to assess the depth of subsidy or cost reduction required to serve each income tier through a BCH-eligible project. Where the gap between a BCH threshold and the prevailing average market rent for a given unit size is large, the community faces a financing challenge. Delivering units at those rent levels requires either deep capital subsidy, operating support, or both, and is unlikely to be achievable through private development alone, even with BCH financing tools. The most important comparisons to make are for the very low- and low-income tiers, as these represent the households with the most acute unmet need and the widest gap between what they can afford and what the market delivers.

The distribution of thresholds across unit sizes reveals a structural constraint that is easy to overlook. The absolute dollar amount that a very low- or low-income household can afford increases with unit size, but it does so because larger unit sizes imply more occupants, not because individual incomes are higher. For small households (e.g., single persons and childless couples), the relevant thresholds are those for studios and one-bedroom units, where BCH affordability ceilings are lowest in absolute terms. For larger households (e.g., families with children and multi-generational households), the relevant thresholds may be for two-or-more-units, where ceilings are higher but so are market rents, often by a proportionally larger margin. 

[bookmark: _Toc237355964]POST-SECONDARY STUDENTS

	Note for user

	Post-secondary students represent a distinct segment of housing demand that is often undercounted or poorly captured by standard data sources. Unlike other population groups, there is no established methodology for measuring student housing need; doing so effectively requires a combination of direct consultation with local post-secondary institutions and access to institution-specific data, including current and projected enrolment figures, on-campus housing capacity and occupancy, and the share of students who rely on the private market for accommodation. 

Where such relationships and data are not available or cannot be established, the analysis in this section will be necessarily limited. Some guidance on approaches to measuring student housing demand is provided in the Guidebook – Community HNA; however, given the variability in institutional data availability and the absence of a standardized national methodology, practitioners should treat that guidance as a starting point rather than a definitive framework.

Communities without a post-secondary institution in or near their housing market area may delete this section as not applicable. 
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[bookmark: _Toc223686663][bookmark: _Toc237355965]APPENDICES

The following appendices contain the complete required data tables as specified by the federal government for funding applications / programs, such as the Housing Accelerator Fund and Build Communities Strong Fund.

[bookmark: _Toc223686664][bookmark: _Toc237355966]APPENDIX A: Federal Template Data Tables

Table 2.2.1: Population

	Characteristic
	Data
	Source
	Value

	Total population 
	2016
	Census profile
	36,095

	  
	2021
	Census profile
	38,810

	Population growth
	Total
	Census profile
	2,715

	 
	Percentage
	Census profile
	7.5%

	Age (years) 
	Average
	Census profile
	42.7

	 
	Median
	Census profile
	42.8

	Age distribution
	0 to 14
	Census profile
	5,140

	 
	15 to 64
	Census profile
	25,495

	 
	65+
	Census profile
	8,160

	Mobility 
	Non-movers
	Census profile
	18,245

	 
	Non-migrants
	Census profile
	6,785

	 
	Migrants
	Census profile
	11,115




Table 2.2.2: Demographic Information

	Characteristic
	Data
	Source
	Value

	Immigrants
	Total
	Census profile
	5,250

	Non-immigrants
	Total
	Census profile
	32,350

	Recent immigrants (2016–2021)
	Total
	Census profile
	2,685

	Interprovincial migrants (2016–2021)
	Total
	Census profile
	2,960

	Indigenous identity
	Total
	Census profile
	745





Table 3.1.1: Household Income and Profile

	Characteristic
	Data
	Source
	Value

	Total number of households 
	2016
	Census profile
	16,100

	    
	2021
	Census profile
	17,185

	Annual household income 
	Average
	Census profile
	$83,400

	 
	Median
	Census profile
	$66,000

	Annual tenant household income 
	Average
	Estimate
	$80,700

	 
	Median
	Estimate
	$63,900

	Annual owner household income
	Average
	Estimate
	$101,300

	 
	Median
	Estimate
	$80,200

	Average household size
	Average
	Census profile
	2.2

	Household breakdown by size
	Total
	Census profile
	17,185

	 
	1 person
	Census profile
	6,090

	 
	2 persons
	Census profile
	5,860

	 
	3 persons
	Census profile
	2,470

	 
	4 persons
	Census profile
	1,790

	 
	5 or more persons
	Census profile
	975

	Tenant households
	Total
	Census profile
	9,305

	   
	Percentage
	Census profile
	54%

	Owner households
	Total
	Census profile
	7,875

	 
	Percentage
	Census profile
	46%

	% tenant HH in subsidized housing
	Percentage
	Census profile
	17%

	Households within 800m of high-order transit
	Total
	Table 23-10-0313 (estimate)
	2,475

	One-parent families
	Total
	Census profile
	1,475

	 
	Percentage
	Census profile
	9%

	Parent is a woman+
	Total
	Census profile
	1,300

	Parent is a man+
	Total
	Census profile
	160

	Household by income category
	Very low (up to 20% AMHI)
	HART
	480

	 
	Low (21–50% AMHI)
	HART
	2,975

	 
	Moderate (51–80% AMHI)
	HART
	3,210

	 
	Median (81–120% AMHI)
	HART
	3,520

	 
	High (>120% AMHI)
	HART
	6,900




Table 3.4.1: Economy and Labour Force

	Characteristic
	Data
	Source
	Value

	Workers in labour force 
	Total
	Census profile
	21,155

	Workers by industry
	Retail trade [44-45]
	Census profile
	2,785

	 
	Health care and social assistance [62]
	Census profile
	2,775

	 
	Public administration [91]
	Census profile
	2,400

	 
	Accommodation and food services [72]
	Census profile
	2,025

	 
	Educational services [61]
	Census profile
	1,735

	 
	Professional, scientific and technical services [54]
	Census profile
	1,545

	 
	Construction [23]
	Census profile
	1,190

	 
	Manufacturing [31-33]
	Census profile
	1,100

	 
	Administrative and support, waste management and remediation services [56]
	Census profile
	990

	 
	Other services (except public administration) [81]
	Census profile
	840

	Unemployment rate (Percent)
	Percentage
	Census profile
	9.7%

	Participation rate (Percent)
	Percentage
	Census profile
	65.2%

	All classes of workers (Number)
	Total
	Census profile
	20,670

	 
	Employees
	Census profile
	18,625

	 
	Permanent position
	Census profile
	14,060

	 
	Temporary position
	Census profile
	4,565

	 
	Fixed term (1+ year)
	Census profile
	1,455

	 
	Casual, seasonal or short-term (<1 year)
	Census profile
	3,105

	 
	Self-employed
	Census profile
	2,040

	Commuters
	Within CSD
	Census profile
	11,675

	 
	To different CSD
	Census profile
	1,325

	 
	To different CD
	Census profile
	615

	 
	To another province/territory
	Census profile
	465

	Commuting mode
	Car, truck, or van
	Census profile
	13,525

	 
	Public transit
	Census profile
	635

	 
	Walked
	Census profile
	1,515

	 
	Bicycle
	Census profile
	90

	 
	Other method
	Census profile
	265



Table 5.2.1: Housing Units Currently Occupied / Available

	Characteristic
	Data
	Source
	Value

	Total private dwellings
	Total
	Census profile
	18,364

	Dwellings by structural type
	Single-detached
	Census profile
	7,485

	 
	Semi-detached
	Census profile
	1,560

	 
	Row house
	Census profile
	575

	 
	Apartment/flat in duplex
	Census profile
	540

	 
	Apartment (<5 storeys)
	Census profile
	6,700

	 
	Apartment (5+ storeys)
	Census profile
	50

	 
	Other single attached
	Census profile
	260

	 
	Movable dwelling
	Census profile
	25

	Dwellings by size
	Total
	Census profile
	190,505

	 
	No bedrooms
	Census profile
	1,470

	 
	1 bedroom
	Census profile
	29,525

	 
	2 bedrooms
	Census profile
	52,010

	 
	3 bedrooms
	Census profile
	65,010

	 
	4+ bedrooms
	Census profile
	42,485

	Dwellings by date built
	Total
	Census profile
	190,505

	 
	1960 or before
	Census profile
	34,670

	 
	1961–1980
	Census profile
	50,975

	 
	1981–1990
	Census profile
	27,710

	 
	1991–2000
	Census profile
	26,560

	 
	2001–2005
	Census profile
	13,275

	 
	2006–2010
	Census profile
	12,275

	 
	2011–2015
	Census profile
	11,180

	 
	2016–2021
	Census profile
	13,860

	Rental vacancy rate
	Total
	CMHC RMS
	1.5%

	 
	Studio
	CMHC RMS
	0.0%

	 
	1 bedroom
	CMHC RMS
	0.6%

	 
	2 bedrooms
	CMHC RMS
	1.8%

	 
	3+ bedrooms
	CMHC RMS
	0.0%

	Primary rental units
	Total
	CMHC RMS
	5,385

	Secondary rental units
	Total
	Estimate
	8,350

	Short-term rental units
	Total
	AirDNA©
	560



Table 5.7.1: Current Non-Market Housing Units

	Characteristic
	Data
	Source
	Value

	Subsidized housing units
	Total
	Census profile
	1,550

	Below-market rent units (private)
	Total
	HART
	5,765

	Co-operative housing units
	Total
	Multiple
	160

	Other non-market units (supportive, transitional)
	Total
	Multiple
	210



Table 5.9.1: Housing Values

	Characteristic
	Data
	Source
	Value

	Median monthly tenant shelter costs
	Median
	Census profile
	$980

	Purpose-built rental price (average)
	Total
	CMHC RMS
	$1,150

	 
	Studio
	CMHC RMS
	x

	 
	1 bedroom
	CMHC RMS
	$926

	 
	2 bedrooms
	CMHC RMS
	$1,200

	 
	3+ bedrooms
	CMHC RMS
	x

	Purpose-built rental price (median)
	Total
	CMHC RMS
	$1,285

	 
	Studio
	CMHC RMS
	$984

	 
	1 bedroom
	CMHC RMS
	$1,069

	 
	2 bedrooms
	CMHC RMS
	$1,358

	 
	3+ bedrooms
	CMHC RMS
	$1,548

	Sale prices
	Average
	MLS®
	$472,645

	 
	Median
	MLS®
	$425,000

	Sale prices by size (average)
	Total
	MLS®
	$425,000

	 
	Studio
	MLS®
	x

	 
	1 bedroom
	MLS®
	$170,000

	 
	2 bedrooms
	MLS®
	$307,500

	 
	3+ bedrooms
	MLS®
	$432,500

	Sale prices by size (median)
	Total
	MLS®
	$472,600

	 
	Studio
	MLS®
	x

	 
	1 bedroom
	MLS®
	$170,000

	 
	2 bedrooms
	MLS®
	$311,100

	 
	3+ bedrooms
	MLS®
	$486,900



Table 5.9.2: Change in Housing Stock 

	Characteristic
	Data
	Source
	Value

	Demolished
	Tenant
	Local gov't
	x

	   
	Owner
	Local gov't
	x

	Completed
	Total
	CMHC SCSS
	693

	 
	Single
	CMHC SCSS
	94

	 
	Semi-detached
	CMHC SCSS
	58

	 
	Row
	CMHC SCSS
	39

	 
	Apartment
	CMHC SCSS
	502

	Completed by tenure
	Tenant
	CMHC SCSS
	498

	 
	Owner
	CMHC SCSS
	191

	 
	Condo
	CMHC SCSS
	4

	 
	Co-op
	CMHC SCSS
	0

	Starts by structural type and tenure
	Tenant
	CMHC SCSS
	567

	 
	Owner
	CMHC SCSS
	188

	 
	Condo
	CMHC SCSS
	56

	 
	Co-op
	CMHC SCSS
	0



Table 3.6.4: Households in Core Housing Need

	Characteristic
	Data
	Source
	Value

	Affordability – owner / tenant HH 
	Total
	Table 98-10-0624
	4,050

	 
	Percentage
	Table 98-10-0624
	23.7%

	Affordability – owner / tenant HH in core need
	Total
	HART
	1,385

	 
	Percentage
	HART
	8.3%

	Affordability – tenant HH 
	Total
	Table 98-10-0624
	3,055

	 
	Percentage
	Table 98-10-0624
	33.1%

	Affordability – tenant HH in core need
	Total
	HART
	1,185

	 
	Percentage
	HART
	13.2%

	Affordability – owner HH 
	Total
	Table 98-10-0624
	985

	 
	Percentage
	Table 98-10-0624
	12.5%

	Affordability – owner HH in core need
	Total
	HART
	200

	 
	Percentage
	HART
	2.6%

	Adequacy – owner / tenant HH 
	Total
	Table 98-10-0622
	975

	 
	Percentage
	Table 98-10-0622
	5.7%

	Adequacy – owner / tenant HH in core need
	Total
	HART
	180

	 
	Percentage
	HART
	1.1%

	Adequacy – tenant HH 
	Total
	Table 98-10-0622
	475

	 
	Percentage
	Table 98-10-0622
	5.1%

	Adequacy – tenant HH in core need
	Total
	HART
	125

	 
	Percentage
	HART
	1.4%

	Adequacy – owner HH 
	Total
	Table 98-10-0622
	500

	 
	Percentage
	Table 98-10-0622
	6.3%

	Adequacy – owner HH in core need
	Total
	HART
	55

	 
	Percentage
	HART
	0.7%

	Suitability – owner / tenant HH 
	Total
	Table 98-10-0622
	815

	 
	Percentage
	Table 98-10-0622
	4.7%

	Suitability – owner / tenant HH in core need
	Total
	HART
	100

	 
	Percentage
	HART
	0.6%

	Suitability – tenant HH 
	Total
	Table 98-10-0622
	690

	 
	Percentage
	Table 98-10-0622
	7.4%

	Suitability – tenant HH in core need
	Total
	HART
	75

	 
	Percentage
	HART
	0.8%

	Suitability – owner HH 
	Total
	Table 98-10-0622
	130

	 
	Percentage
	Table 98-10-0622
	1.7%

	Suitability – owner HH in core need
	Total
	HART
	0

	 
	Percentage
	HART
	0.0%

	Total households in core housing need
	Total
	Table 98-10-0624
	1,495

	% tenant HH in core housing need
	Percentage
	Table 98-10-0624
	13.9%

	% owner HH in core housing need
	Percentage
	Table 98-10-0624
	3.2%







Income Categories and Affordable Shelter Costs (HART)

	Income Category
	Income Range
	Max Rent (30%)
	HH Count
	% in Core Need

	Very Low
	$0 to $13,300
	$333
	480
	35%

	Low
	$13,301 to $33,300
	$833
	2,975
	39%

	Moderate
	$33,301 to $53,200
	$1,330
	3,210
	5%

	Median
	$53,201 to $79,800
	$1,995
	3,520
	0%

	High
	$79,801+
	$0
	6,900
	0%



Core Housing Need by Income Category and Household Size
	Income category
	Max affordable shelter cost
	Total
	1 person HH
	2 person HH
	3 person HH
	4 person HH
	5+ person HH

	Total
	 
	1,500
	995
	250
	135
	40
	45

	Very low
	$333
	170
	145
	15
	0
	0
	0

	Low
	$833
	1,155
	850
	210
	70
	0
	0

	Moderate
	$1,330
	175
	0
	25
	65
	40
	45

	Median
	$1,995
	0
	0
	0
	0
	0
	0

	High
	>$1,995
	0
	0
	0
	0
	0
	0



Table 6.2.1: Projection Parameters
See methodology in Housing Needs Assessment Guidebook

Table 6.3.1: Anticipated Population by 2035

	Characteristic
	Data
	Source
	Value

	Anticipated population 
	Total
	Table 17-10-0162
	53,870

	Anticipated growth 
	Total
	Table 17-10-0162
	5,750

	 
	Percentage
	Table 17-10-0162
	12%

	Anticipated age 
	Average
	Estimated
	42.9

	 
	Median
	Estimated
	39.2

	Age distribution
	0–14
	Table 17-10-0162
	5,555

	 
	15–19
	Table 17-10-0162
	2,625

	 
	20–24
	Table 17-10-0162
	5,305

	 
	25–64
	Table 17-10-0162
	28,965

	 
	65–84
	Table 17-10-0162
	9,290

	 
	85+
	Table 17-10-0162
	2,260




Table 6.3.2: Anticipated Households by 2035

	Characteristic
	Data
	Source
	Value

	Current number of households
	Total
	See methodology
	22,235

	Anticipated number of households
	Total
	See methodology
	26,065

	Anticipated household age
	Average
	Estimated
	51.9

	 
	Median
	Estimated
	51.3

	By tenure
	Tenant
	See methodology
	14,450

	 
	Owner
	See methodology
	11,615

	By type
	Total
	See methodology
	32,250

	 
	Single-detached
	See methodology
	13,575

	 
	Apartment
	See methodology
	12,870

	 
	Other
	See methodology
	5,805

	By bedrooms
	Total
	See methodology
	32,250

	 
	Studio
	See methodology
	195

	 
	1 bedroom
	See methodology
	5,260

	 
	2 bedrooms
	See methodology
	11,255

	 
	3 bedrooms
	See methodology
	9,470

	 
	4+ bedrooms
	See methodology
	6,070

	By income 
	Average
	See methodology
	26,065

	 
	Very low
	See methodology
	705

	 
	Low
	See methodology
	4,130

	 
	Moderate
	See methodology
	4,760

	 
	Median
	See methodology
	5,475

	 
	High
	See methodology
	10,990

	Average household size
	Total
	Estimated
	2.2

	Draft approved lots
	Total
	 
	 

	 
	Tenant
	 
	 

	 
	Owner
	 
	 











Table 6.1.1: Projected Households by Household Size and Income Category

	Income category
	Total
	1 person HH
	2 person HH
	3 person HH
	4 person HH
	5+ person HH

	Total
	26,065
	8,115
	9,825
	3,920
	2,765
	1,435

	Very low
	705
	385
	210
	65
	45
	0

	Low
	4,130
	3,285
	615
	170
	60
	0

	Moderate
	4,760
	2,310
	1,645
	505
	200
	100

	Median
	5,475
	1,350
	2,665
	870
	355
	235

	High
	10,990
	785
	4,690
	2,310
	2,105
	1,100
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TEMPLATE SECTION 1: Methodology

	1.1  Provide an overview of the quantitative and qualitative methodology and assumptions used to develop this HNA, including data sources and any data gaps.
	Partially covered - see notes



1. The quantitative and qualitative methodologies are identified in the Housing Needs Assessment Guidebook document, inclusive of sources and questionnaires used. Users can refer to that section as part of a submission or append relevant methodologies to this document for more information. 

	1.2  Provide an overview of the methodology used to engage with key stakeholder groups (e.g., non-profit housing providers, developers, public entities), including who was engaged, how, and how findings were incorporated.
	Must be completed manually



· Action required: 
This question must be completed manually. Appendix C of this report contains a placeholder for community engagement results. Users should document: who was engaged (by sector and organization type), the type of engagement undertaken (interviews, public survey, focus groups, workshops), and how stakeholder input shaped or validated the HNA findings.

	1.3  Provide an overview of the methodology used to engage specifically with priority group populations (see Section 4), including who was engaged and how.
	Must be completed manually



· Action required: 
This question must be completed manually. The federal template requires that engagement with priority populations be documented separately from general stakeholder engagement. Staff should describe which priority groups were consulted, through what means, and how their input informed the assessment. Any identifying information about private individuals must be anonymized.


TEMPLATE SECTION 2: Community Profile and Trends

	2.1  Detail the existing municipal housing policy and regulatory context, including approved housing strategies, action plans, and relevant official community plan provisions.
	Must be completed manually



· Action required: 
This question must be completed manually. It requires community-specific knowledge of local housing bylaws, zoning policies, official community plan provisions, and any active housing strategies or action plans. This information is not available through Statistics Canada, CMHC, or any other data source used in this report.






	2.3  How have population changes impacted the local housing market?
	Partially covered - see notes



1. Data available:  
Section 4.1, Tables 4.1-4.3 and Figures 4.1-4.2 provide the quantitative foundation, including population growth rates, age shifts, and migration patterns.
· Narrative required: 
Users must write a contextual response connecting population trends to observed housing market conditions. 


TEMPLATE SECTION 3: 
Household Profiles and Economic Characteristics

	3.2  Provide context for the household data: e.g., prevalence of lone-parent families, significance of the owner/renter income gap, notable household type distributions.
	Partially covered - see notes



1. Data available:  
Interpretive narrative is provided following Table 4.4 (Section 4.2) and Table 5.4 (Section 5.2), covering the income gap between tenure groups and the prevalence of single-person and lone-parent households.
· Narrative required: 
The Required Response prompt in Section 4.2 asks for community-specific context. Staff should complete this with locally specific observations and any qualitative information that supplements the census data.

	3.3  Describe suppression of household formation (e.g., young adults living with family due to affordability) and suppression of housing demand since 2016; describe projected impacts over the next 5-10 years.
	Partially covered - see notes



1. Historical suppression (2016-2021):  
Section 4.2, Table 4.5: estimated household suppression by age of primary household maintainer, comparing actual household formation against what headship rates from 2016 would predict.
· Forward-looking projections:  
Projected suppression impacts are not currently produced as a standalone output. Staff should interpret the projection data in Section 8.2 in the context of Table 4.5 to address the forward-looking component of this question.

	3.5  How have labour conditions (e.g., precarious employment, seasonal or temporary workforces, sector reliance) impacted housing supply and demand?
	Partially covered - see notes



1. Data available: 
Section 5.1 provides the labour force context (Tables 5.1-5.3) and interpretive text on how sector composition and commuting patterns shape housing affordability and demand.
· Narrative required:
The Required Response prompt in Section 5.1 asks staff to address the impact of labour conditions on housing. This must be written for each specific community.

	3.7  Any other data or information that expands on or contextualises the household and economic data above.
	Partially covered - see notes



1. Poverty rates:
Section 5.2, Table 5.7: poverty rates by economic family type and age group (Market Basket Measure), from Statistics Canada Table 98-10-0113.
1. Priority population data:
Section 7.3, Table 7.3: core housing need rates for a range of vulnerable population groups.
1. Students and collective dwellings: 
Sections 9.5 and 9.9 speak to populations excluded from standard CHN measurement (postsecondary students and seniors in collective dwellings).
· Additional local context:
Users may wish to add any locally specific economic context not captured above (e.g., a major employer closure, recent zoning change, significant in-migration event).


TEMPLATE SECTION 4: Household Profiles and Economic Characteristics

	4.1  What information reflects the housing need of the 13 CMHC priority populations? Report CHN rates by priority group where data is available; use qualitative information where it is not.
	Partially covered - see notes



1. Quantitative data (census-based groups):
Section 7.3, Table 7.3: core housing need rates by vulnerable population group compared to regional and provincial benchmarks. Groups covered include: lone parents, women+ led households, single-person households, Indigenous households, visible minority households, immigrant and recent immigrant households, refugee-led households, non-permanent residents, young adults (<25), seniors (65+), elderly persons (85+), households with activity limitations, veterans, and households in poverty.
· Groups not covered by census CHN data: 
The following priority groups should be explored more where possible, as they are not disaggregated in census core housing need data or are suppressed: women and children fleeing domestic violence; 2SLGBTQIA+ individuals; people with developmental disabilities; and people dealing with mental health and addictions. Staff should describe what is known about these groups from local service providers, shelter data, or community engagement.

	4.2  Describe the incidence and severity of homelessness: estimated number of individuals and/or families, including hidden, visible, chronic, and episodic homelessness. Include Point-in-Time count data where available.
	Must be completed manually



· Action required: 
Section 7.4 of this report contains a placeholder for homelessness data, but no traditional data source populates it. Users must supply Point-in-Time (PiT) count data, By-Name List figures, or shelter system usage data. If no formal PiT count has been conducted, qualitative information from local service providers, outreach workers, or housing agencies should be described.





	4.3  Describe local factors believed to contribute to homelessness (e.g., closure of a mental health facility, high refugee claimant volumes, etc.).
	Must be completed manually



· Action required: 
This question is mostly qualitative and community-specific. No traditional data source addresses contributing factors to homelessness at the local level. Staff should draw on input from local service providers, housing first programs, outreach workers, and community partners.

	4.4  Identify temporary and emergency relief resources available for people experiencing homelessness: shelter beds, resource centres, transitional beds, and whether capacity meets need.
	Must be completed manually



· Action required:
This requires local administrative data from shelter operators and social service agencies. It is not available through Statistics Canada, CMHC, or any other source used in this report. Staff should contact local shelter operators and emergency housing providers to compile current bed counts, occupancy levels, and waitlist information.

	4.5  Describe the housing needs of groups excluded from CHN data: students, congregate housing residents, and temporary foreign workers.
	Partially covered - see notes



1. Students:  
Section 9.9 (Students) provides an estimate of postsecondary student demand based on enrolment data and residency rates, with an assessment of on-campus versus off-campus housing needs.
1. Senior collective dwellings:
Section 9.5 (Senior Residential Facilities) examines populations in collective dwellings (long-term care, assisted living) using Statistics Canada collective dwelling data.
· Temporary foreign workers and other congregate housing:
These groups are not currently addressed in this report. Staff should describe what is known from local employers, agricultural operators, or labour programs. If no data is available, this should be stated explicitly.


TEMPLATE SECTION 5: Housing Profile

	5.2  Brief history of how housing in the community has been shaped by employment, economic development, infrastructure, transportation, climate, and migration, including long-term challenges.
	Must be completed manually



1. Related context:  
Section 5.1 provides economic and commuting context (Tables 5.1-5.3) that can inform part of this narrative, particularly the role of employment patterns in shaping housing demand..
· Narrative required:
The historical narrative is community-specific and must be written by staff. It should address how past economic events, infrastructure investments, climate factors, and migration waves have shaped the community's current housing stock and ongoing challenges.

	5.3  In the last five years, how many affordable units for low and very low-income households have been built, and how many have been lost?
	Covered by report data



1. Reference:  
Section 6.5, Tables 6.9 and 6.10: rental units affordable to very low- and low-income households built and lost between 2016 and 2021, with net change in Table 6.11. Note: the census period is 2016-2021; if submitting after 2026, a refresh to a more recent five-year window may be required.

	5.4  How have average rents changed over time, and what factors have influenced these changes?
	Partially covered - see notes



1. Quantitative data: 
Section 6.3, Table 6.5: five-year average rent change by dwelling size (local and provincial) and most recent vacancy rate, from CMHC Rental Market Survey.
· Narrative required:
Referencing the quantitative data and any local factors such as in-migration surges, new purpose-built supply, or STR conversion of rental stock.

	5.5  How have vacancy rates changed over time, and what factors have influenced this change?
	Partially covered - see notes



1. Current vacancy data: 
Section 6.3, Table 6.5: most recent vacancy rate by dwelling size, from CMHC.
· Historical trend: 
The current report presents only the most recent vacancy rate. A multi-year CMHC vacancy series is needed to show trends. Staff should source this from the CMHC Housing Market Information Portal and add a trend table to Section 4.3.

	5.6  How have trends in core housing need changed over time between tenant and owner households?
	Partially covered - see notes



1. Current CHN data:
Section 7.1, Table 7.1: 2021 CHN rates by dimension and tenure, establishing the current baseline.
· Historical trend:
The report currently covers 2021 only. To show change over time, 2016 CHN rates by tenure should be sourced from the HART dashboard and added alongside the 2021 figures. Staff should note whether need has increased or decreased and identify the likely drivers.

	5.8  Describe other affordable and community housing options and gaps not captured in the table above, including accessible units, rent supplements, and supportive housing needs.
	Partially covered - see notes



1. Related context:  
Section 6.8 (Non-Market Housing) should contain data (if available) covering accessible units, rent supplements, and supportive housing with wrap-around services. Section 9.5 (Senior Residential Facilities) addresses senior-specific capacity.
· Narrative required: 
Staff must complete the Required Response prompt in Section 4.7, drawing on local administrative knowledge, housing provider input, and community engagement findings.





TEMPLATE SECTION 5: Projected housing Needs and Next Steps

	6.2  Outline the methodology and calculations used to complete the projections, including all assumptions.
	Partially covered - see notes



1. Methodology overview: 
The Methodology – Projections document is available as part of the HNA Blueprint resource package
1. Projection output tables:
Appendix A, Tables 6.3.1 and 6.3.2 present anticipated population and households by year, with breakdowns by age, tenure, dwelling type, bedroom count, and income.
· Intermediate calculation documentation:
The federal template's Table 6.2.1 requires intermediate projection inputs (survival rates, headship rates, birth projections, net migration) to be shown explicitly. These are used in the pipeline but not currently tabulated in the report output. Staff should add a supplementary table documenting these inputs for federal reviewers.


[bookmark: _Toc223686666][bookmark: _Toc237355968]APPENDIX C: Community Engagement Results

	Note for user

	This section is placeholder for communities to present results of their community engagement processes conducted as part of the Housing Needs Assessment. The findings documented should complement the quantitative analysis contained in the main report by capturing locally held knowledge, lived experience, and community perspectives on housing conditions, needs, and priorities that data alone cannot fully convey. 

While this is a placeholder, users are welcome to relocate this section, in whole or in part, to a different report location. For instance, positioning it earlier provides more emphasis on consultation efforts, rather than a hard focus on data. 

For users wishing for guidance regarding local engagement, the HNA Blueprint resource package includes methodologies and templates for consideration, including:

· Methodology – Stakeholder engagement
· Template – Housing Survey (Public)
· Template – Housing Survey (Business)

These resources are not exhaustive. Users wishing to conduct engagement should consider the local context and resources (e.g., whether a public survey is necessary or if stakeholder specific consultation is more efficient, or whether the work can be executed by staff or is best performed by a consultant).

Lastly, a reminder that the Federal Template requirements include providing detailed descriptions of consultation methodologies, should this be pursued as part of the HNA.
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	Term
	Definition

	ALICE Households
	An acronym for “Asset Limited, Income Constrained, Employed.” Describes households whose incomes fall above the official poverty line but below the wage threshold required to afford basic living costs (housing, food, transportation, childcare, healthcare). These households typically do not qualify for subsidized housing programs but cannot afford market-rate housing.

	Area Median Household Income (AMHI)
	The midpoint of the household income distribution for a specific geographic area. Used as a benchmark for defining income categories in housing needs assessments. For example, 'very low-income' households earn up to 20% of AMHI, while 'high income' households earn more than 120% of AMHI.

	Build Canada Homes (BCH)
	A federal agency launched in 2025 focused on building affordable housing at scale through non-market and mixed-income development, direct build on federal lands, public-private partnerships, and modern construction methods. BCH defines housing as affordable when rents do not exceed 30% of local pre-tax household income.

	Build Communities Strong Fund (BCSF)
	A federal funding program that provides municipalities with funding for infrastructure and housing-related investments. Requires communities to complete Housing Needs Assessments that meet specific federal data and reporting requirements.

	Canadian Index of Multiple Deprivation (CIMD)
	A Statistics Canada index measuring neighbourhood-level social and economic conditions across four dimensions: residential instability, economic dependency, ethno-cultural marginalization risk, and situational vulnerability. Derived from 2021 Census data at the dissemination area level.

	Canadian Index of Social Resilience (CISR)
	A Statistics Canada index measuring a community's collective structural capacity to absorb and recover from disruptions. Reflects human capital, economic diversity, and institutional infrastructure. A higher score indicates greater resilience capacity.

	Canadian Index of Social Vulnerability (CISV)
	A Statistics Canada index measuring the distribution of risk factors—such as disability, low-income, and housing inadequacy—that amplify harm when disruptions occur. A higher score indicates a greater concentration of vulnerability in the population.

	Census Subdivision (CSD)
	A standard Statistics Canada geographic unit corresponding to a municipality or an area treated as equivalent to a municipality for statistical purposes. The primary geographic level used in Housing Needs Assessments.

	CMHC Rental Market Survey (RMS)
	An annual survey conducted by Canada Mortgage and Housing Corporation (CMHC) that collects data on vacancy rates, average rents, and the size distribution of purpose-built rental units in Canadian communities. A primary source for rental market analysis in housing needs assessments.

	Co-operative Housing
	A form of non-market housing in which residents collectively own and govern the housing corporation. Members pay monthly housing charges (similar to rent) rather than market-rate rent, and the cooperative is typically operated on a not-for-profit basis.

	Core Housing Need
	The federal government's primary measure of housing precarity. A household is considered to be in core housing need when its dwelling is unaffordable (shelter costs exceed 30% of before-tax income), unsuitable (too small for the household's size and composition), or inadequate (requires major repair), and the household could not afford alternative acceptable housing in its local market.

Core Housing Need data is drawn from a subset of all private households. Households located on First Nations reserves, on farms, or in collective dwellings such as shelters, student residences, and long-term care facilities are excluded, as are households where the primary maintainer is enrolled as a full-time student. Additionally, households reporting zero or negative income, or where shelter costs represent more than 100% of before-tax household income, are excluded.

	Dissemination Area (DA)
	The smallest standard geographic unit for which census data is publicly released in Canada. Typically encompasses 400 to 700 persons. Many vulnerability and deprivation indices are calculated at the dissemination area level before being aggregated to larger geographies.

	Economic Dependency (CIMD)
	A dimension of the Canadian Index of Multiple Deprivation measuring the degree to which the local population relies on government transfer payments or is outside the labour force, rather than deriving income from employment.

	Economic Family
	A group of two or more persons living in the same dwelling, related by blood, marriage, common-law union, adoption, or a foster relationship. Unlike census families, this definition includes all related individuals (e.g., siblings, aunts/nephews) in one household.

	Ethno-cultural Composition (CIMD)
	A dimension of the Canadian Index of Multiple Deprivation measuring the concentration of immigrant and visible minority populations, including indicators such as linguistic isolation, recent immigration, and housing crowding. A high score indicates elevated risk of barriers to accessing housing services and asserting tenant rights.

	Extreme Core Housing Need
	A more severe variant of core housing need in which a household spends 50% or more of its before-tax income on shelter costs (compared to the standard 30% affordability threshold used in core housing need). 

	Flood Susceptibility Index (FSI)
	A national geospatial dataset produced by Natural Resources Canada's Canada Centre for Mapping and Earth Observation. Generated using machine learning algorithms trained on Canada's historical flood record, the FSI classifies land across the country by relative susceptibility to flooding. Values are best interpreted comparatively rather than as precise risk assessments.

	Headship Rate
	The proportion of persons in a given age group who are the primary maintainer of their own household. Used to estimate how many households a population would be expected to form based on demographic composition. When actual household formation falls below what headship rates predict, the shortfall is referred to as household suppression.

	Hidden Homelessness
	Individuals who lack stable housing but are not counted in shelter-based or administrative data systems because they are temporarily staying with friends or family, couch-surfing, or living in overcrowded arrangements. 

	Homeless Individuals and Families Information System (HIFIS)
	A federal database used by homeless-serving organizations to track individuals accessing shelter and support services. The primary administrative data source for provincial and local homelessness statistics in Canada.

	Household Suppression
	A condition in which individuals in a given age group form fewer independent households than historical headship rates would predict. Typically interpreted as evidence that housing cost or supply constraints are preventing people from establishing their own households, often forcing them to remain in shared or parental accommodation.

	Housing Accelerator Fund (HAF)
	A federal funding program designed to accelerate housing supply growth in Canadian municipalities. Recipients are required to develop Housing Needs Assessments and commit to specific housing supply targets and zoning reforms.

	Housing Assessment Resource Tools (HART)
	A research initiative developed to support housing needs assessments across Canada, affiliated with the University of British Columbia. HART produces income-banded affordability analyses, core housing need estimates, and affordable rental inventory metrics calibrated to local area median household incomes.

	Housing Needs Assessment (HNA)
	A structured planning document that evaluates current and projected housing conditions in a community, including demographic and economic profiles, housing supply analysis, and housing need by income category and household type. Required by several federal programs, including the Housing Accelerator Fund and Canada Community-Building Fund.

	Interprovincial Migration
	The movement of individuals between provinces within Canada. One of the four components of population change (along with natural increase, intraprovincial migration, and international migration) tracked by Statistics Canada.

	Intraprovincial Migration
	The movement of individuals between communities within the same province. Distinct from interprovincial migration (between provinces) and international migration (from other countries).

	Labour Force Participation Rate
	The percentage of the working-age population (15 years and older) that is either employed or actively seeking employment. A low participation rate may indicate high rates of retirement, caregiving responsibilities, or discouraged workers who have stopped seeking employment.

	Market Basket Measure (MBM)
	Statistics Canada's official measure of poverty in Canada. Defines the poverty line as the income required for a family to afford a basket of goods and services representing a modest, basic standard of living in their specific community, including food, clothing, shelter, transportation, and other necessities.

	Material and Social Deprivation Index (MSDI)
	An index produced by the Institut national de santé publique du Québec (INSPQ) measuring material disadvantage (through income, employment, and educational attainment) and social disadvantage (through household fragmentation, lone-parent family structure, and social isolation) at the dissemination area level.

	Missing Middle Housing
	A term referring to housing types that fall between single-detached homes and large apartment buildings, such as duplexes, triplexes, row houses, and small apartment buildings. Often cited as an undersupplied housing form that could serve moderate-income households priced out of ownership but above the threshold for subsidized housing.

	NAICS (North American Industry Classification System)
	The standard used by Statistics Canada, the United States, and Mexico to classify businesses and workers by industry. In housing needs assessments, NAICS codes are used to identify the industries that most directly shape local household incomes and employment stability.

	Natural Change
	Change in population resulting from the comparison of births and deaths. Both are among the components of population change tracked by Statistics Canada.

	Non-census Family Household
	A Statistics Canada household classification applied to households not composed of a couple with or without children, or a lone parent with children. Includes single-person households and households of unrelated individuals living together. Non-census family households are typically renters at higher rates than family households.

	Non-market Housing
	Housing that is owned, operated, or funded outside of the private market, with the explicit goal of providing stable housing at below-market rents or with support services. Includes affordable non-market units, co-operative housing, emergency shelters, supportive housing, and transitional housing.

	Non-permanent Resident
	A person living in Canada on a temporary basis under a permit (such as a work permit or study permit) or as a refugee claimant. Distinct from permanent residents and citizens. Non-permanent residents may face particular barriers in accessing rental housing and are typically ineligible for many income support programs.

	Point-in-time Count
	A census of individuals experiencing homelessness conducted on a specific night, capturing those in shelters, transitional housing, or sleeping rough. Considered an undercount of the true homeless population because it excludes those experiencing hidden homelessness and those in communities without shelter infrastructure.

	Potential Long-term Dwellings (PLTDs)
	Short-term rental units (e.g., those listed on platforms such as Airbnb) that could plausibly function as long-term housing if converted. Represents an upper-bound estimate of the long-term rental supply that current short-term rental activity may be displacing.

	Primary Rental Market
	Purpose-built rental housing (residential buildings constructed and managed primarily to provide rental accommodation). Distinguished from the secondary rental market, which consists of units originally built for other purposes (such as single-detached homes, basement suites, or condominiums) that are rented by their owners.

	Purpose-built Rental Housing
	Residential buildings constructed specifically to provide long-term rental accommodation, as opposed to units that were originally built for ownership and subsequently rented out. Purpose-built rental units are generally more stable in supply because they are not subject to owner-occupancy conversion.

	Residential Instability (CIMD)
	A dimension of the Canadian Index of Multiple Deprivation measuring the degree to which a neighbourhood's population is transient and households are fragile, based on factors such as renting, living alone, and frequent moving. High residential instability is associated with elevated exposure to displacement and reduced capacity to absorb market shocks.

	Secondary Rental Market
	Rental units that were not purpose-built for rental occupancy, including single-detached homes, basement suites, condominiums, and accessory units rented by their owners. Secondary market units are generally more vulnerable to withdrawal from the rental pool than purpose-built units, as owners may convert them to personal use, sell, or list them as short-term rentals.

	Shelter Cost-to-Income Ratio
	The proportion of a household's before-tax income that is spent on housing costs (rent, mortgage payments, utilities, and other shelter-related expenses). A ratio exceeding 30% is the standard threshold used in Canada to identify unaffordable housing; a ratio exceeding 50% indicates deep unaffordability.

	Situational Vulnerability (CIMD)
	A dimension of the Canadian Index of Multiple Deprivation measuring the concentration of population groups whose circumstances (such as disability, recent immigration, or sole support parenting) place them at elevated risk of housing instability.

	Shared Socioeconomic Pathway (SSP2-4.5)
	A climate change scenario used in the Intergovernmental Panel on Climate Change (IPCC) framework, representing an 'intermediate' emissions trajectory. Used in Canadian climate projection models (such as CanDCS-U6) to generate future estimates of temperature, precipitation, and other climate variables for planning purposes.

	Statistics Canada Census Profile
	A publicly available Statistics Canada data product presenting demographic, social, and economic characteristics for communities across Canada, drawn from the most recent national Census. The foundational data source for Housing Needs Assessments.

	Subsidized Housing
	Rental housing in which the tenant pays a reduced rent made possible through direct government subsidy, typically tied to an income test. The subsidy covers the difference between the tenant's affordable contribution and the actual cost of operating the unit.

	Supportive Housing
	Housing combined with on-site or readily accessible support services (such as mental health care, addiction treatment, or daily living assistance) for individuals who require more than housing alone to maintain stable accommodation. Distinct from transitional housing, which is intended as a temporary bridge to permanent housing.

	Tenure
	The basis on which a household occupies its dwelling, either as an owner-occupant or as a renter. Tenure is a fundamental variable in housing needs analysis because renters and owners face structurally different affordability pressures, housing need rates, and policy responses.

	Transitional Housing
	Short-term, supported accommodation providing a bridge between emergency shelter and long-term stable housing. Intended to help individuals stabilize their circumstances before transitioning to independent market or non-market housing.

	Vacancy Rate
	The percentage of rental units in a market that are unoccupied and available for rent. A vacancy rate below 3% is widely recognized in Canada as indicative of a rental market under stress, in which renters have limited choice and are exposed to elevated affordability and displacement risk.

	Visible Minority
	A term defined under Canada's Employment Equity Act referring to persons, other than Indigenous peoples, who are non-Caucasian in race or non-white in colour. Used in census data and housing needs assessments to identify population groups that may face discrimination or specific barriers in the housing market.
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VALIDATED VULNERABILITY INDICES – externally produced benchmarks contextualizing the detailed profile below

	Canadian Index of Multiple Deprivation

Four dimensions of deprivation: residential instability, economic dependency, ethno-cultural composition, and situational vulnerability. Produced at the DA level; aggregated to CSD.
	Canadian Index of Social Resilience 
Canadian Index of Social Vulnerability

Composites of social resilience and vulnerability that capture a community’s capacity to withstand / recover from natural disasters and the social factors that amplify the impacts of these disasters, respectively. Produced at the DA level; aggregated to CSD.
	Material & Social Deprivation Index

Material deprivation and social deprivation indicators capture the consequences of insufficient economic resources and
the fragility of a person's social network, respectively. Widely used in Quebec; applied nationally. Produced at the DA level; aggregated to CSD.


	Measure
	Result
	Measure
	Result
	Measure
	Result

	Residential instability
	high instability
	Social resilience
	above average resilience
	Material deprivation
	low social deprivation

	Ethno-cultural composition
	high complexity
	Social vulnerability
	above average vulnerability
	Social deprivation
	high social deprivation

	Economic dependency
	below average dependency
	 
	 
	 
	 

	Situational vulnerability
	below average vulnerability
	 
	 
	 
	 


	Results are produced by external research programs using validated methodologies. How results are presented have been modified by Turner Drake & Partners Ltd. More information about indicators and methodologies can be found in the Housing Needs Assessment Guidebook











KEY VULNERABILITY INDICATORS

	Indicator
	Reference
	Local
	Region
	Province
	Interpretation

	DEMOGRAPHIC
	 
	 
	 
	 
	 

	Population growth trend (5-yr)
	Table 2.1; Fig. 2.1
	17%
	15%
	13%
	Decline or stagnation relative to reg./prov. = structural housing demand risk

	Population aged 65+ (share of total)
	Table 2.1
	20%
	19%
	21%
	Elevated share signals rising demand for accessible, supported housing forms

	Change in young professionals (25–34)
	Table 2.1
	52%
	41%
	36%
	Net outflow = loss of primary household formation cohort; weakens rental demand base

	Indigenous population share
	Table 2.3
	2%
	2%
	2%
	Elevated share warrants review of culturally appropriate supply, land security, and CHN rate

	Recent international in-migrant share
	Tables 2.2; Table 2.3
	7%
	5%
	3%
	Above-avg. share introduces access barriers: credit history, language, discrimination risk

	Lone-parent household share
	Table 2.4
	9%
	8%
	8%
	Elevated share = compounded affordability and suitability need (bedroom count + income)

	Single-person renter household share
	Table 2.4
	47%
	44%
	46%
	High share indicates unmet demand for affordable 1BR; most acute affordability risk group

	ECONOMIC
	 
	 
	 
	 
	 

	Unemployment rate
	Table 3.1
	9.7%
	9.3%
	10.3%
	>8% = elevated; >12% = high. Weakens income floor supporting housing affordability

	Single-sector employment concentration (top NAICS share)
	Table 3.2
	13.2%
	13.3%
	12.5%
	>35% in one sector = dependency risk; seasonal/resource industries compound income volatility

	Renter median household income (estimated)
	Table 3.4
	$63,900
	$69,900
	$66,500
	Well below prov. renter median = reduced purchasing power relative to market rents

	Poverty rate — Market Basket Measure (total population)
	Table 3.7
	13.6%
	9.4%
	8.7%
	>15% = elevated; >25% = high. Defines floor of households requiring subsidized housing

	HOUSING
	 
	 
	 
	 
	 

	Renter core housing need rate
	Table 5.1
	13.9%
	12.9%
	14.1%
	>20% = elevated; >30% = high. Primary federal benchmark for housing precarity among renters

	Rental vacancy rate (primary market)
	Table 4.5
	1.5%
	x
	2.0%
	<3% = market stress; <1% = crisis. Reduces renter mobility and compresses affordable choices

	5-year average rent increase
	Table 4.5
	36%
	x
	34%
	Growth above prov. CPI or wage growth = widening affordability gap for existing renters

	Deeply unaffordable renters (STIR ≥50%)
	Table 5.1
	11.4%
	11.5%
	10.3%
	>10% of renter households = significant acute need; elevated homelessness risk

	Affordable rentals minus total very low/low-income households
	Tables 4.8; Table 5.2
	205
	1,370
	1,765
	Negative gap where need exceeds supply = scale of unmet affordable housing requirement

	Net loss of affordable rental units (2016–2021)
	Table 4.10
	-560
	-1,650
	-960
	Any net loss indicates market erosion of affordable supply; size of loss indicates urgency

	Subsidized housing as % of rental stock
	Table 4.13
	17%
	15%
	18%
	Below reg. and prov. avg. = underserved relative to comparators (lower value = higher vulnerability)

	Pre-1980 housing stock share
	Table 4.2
	50%
	44%
	48%
	The higher the share, the greater the risk of habitability, accessibility, and energy efficiency deficiencies

	Share of housing stock susceptible to flood
	Table 7.6
	0%
	7%
	21%
	>5% = elevated; >15% = high. Physical risk to existing stock with limited substitution options




Ann. change	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	2023	2024	2025	3.6732070158262964E-4	3.9778464551276649E-4	3.058665198496513E-5	9.7874292705313337E-4	-6.1111620374609821E-4	6.390069404103027E-3	1.1909101956495416E-2	1.9634922541131195E-2	1.8903480360402902E-2	3.0112125765807463E-2	9.1735398081131958E-3	-8.9233591860562456E-3	5.4975877931111583E-3	1.1827717027449225E-2	2.8120864578738525E-2	2.3356215810361514E-2	1.6219898854911818E-2	2.7048630808106822E-2	2.3750345208505941E-2	6.3025725286314227E-3	2.9487741872593398E-2	5.678912981725226E-2	5.9628609188450588E-2	1.7186343938272897E-2	
Population change over previous year



Net natural change	2001/2002	2002/2003	2003/2004	2004/2005	2005/2006	2006/2007	2007/2008	2008/2009	2009/2010	2010/2011	2011/2012	2012/2013	2013/2014	2014/2015	2015/2016	2016/2017	2017/2018	2018/2019	2019/2020	2020/2021	2021/2022	2022/2023	2023/2024	2024/2025	4.5680430780304813E-4	1.5315203443851152E-3	1.2366714301418049E-3	1.6133883890727119E-3	1.2919896640826874E-3	2.7651643510674347E-3	2.0709538569823631E-3	2.1399529210357373E-3	2.7854055261394544E-3	2.5330127422113075E-3	2.0969332351436025E-3	1.2457754643905568E-3	1.7900129621628296E-3	9.322408125214661E-4	3.0706492056364011E-3	1.3371356896898555E-3	4.6136633640526421E-4	3.9535067604965602E-4	4.4062568847763828E-5	1.0327022375215145E-3	-1.3747739554361734E-4	-1.3256648719203786E-3	-8.0928237129485178E-4	-9.5321757658449057E-4	Net international	2001/2002	2002/2003	2003/2004	2004/2005	2005/2006	2006/2007	2007/2008	2008/2009	2009/2010	2010/2011	2011/2012	2012/2013	2013/2014	2014/2015	2015/2016	2016/2017	2017/2018	2018/2019	2019/2020	2020/2021	2021/2022	2022/2023	2023/2024	2024/2025	7.4749795822316972E-4	4.1392441740138253E-4	1.1954490491370782E-3	2.9806666848970439E-3	4.2023663810689515E-3	1.0274483226025076E-2	1.7650482545784323E-2	2.5197945645195806E-2	2.3623392150937447E-2	3.3404909158705462E-2	1.6638166681228701E-2	9.1891358511976707E-3	1.4999074131226468E-2	1.794563564103822E-2	2.7138227762067167E-2	3.0197967080429305E-2	2.8893066817379669E-2	2.9018739622044754E-2	2.315487992949989E-2	1.3392857142857142E-2	2.9504764120514799E-2	3.9300864741393375E-2	3.8767550702028079E-2	1.1775040651926061E-2	Net interprovincial	2001/2002	2002/2003	2003/2004	2004/2005	2005/2006	2006/2007	2007/2008	2008/2009	2009/2010	2010/2011	2011/2012	2012/2013	2013/2014	2014/2015	2015/2016	2016/2017	2017/2018	2018/2019	2019/2020	2020/2021	2021/2022	2022/2023	2023/2024	2024/2025	3.5990642432967427E-4	3.1734205334105995E-4	-8.2444762009453663E-5	-1.5176789083650086E-3	-3.7263701890384877E-3	-7.0349034225686211E-3	-2.368738071711853E-3	-4.3869034881232616E-3	2.4963540092759262E-4	-1.2986512028596042E-3	-6.0286830510378571E-3	-8.2640550608086439E-3	-7.8019875316338496E-3	-5.6425101810509788E-3	-9.4668236379304063E-4	-3.7865789442544583E-4	-2.4337074245377685E-3	1.897683245038349E-3	6.4771976206212823E-3	6.5727194492254731E-3	6.2182083522805383E-3	6.9342470223527491E-3	5.0994539781591261E-3	4.5791824757490237E-3	Net intraprovincial	2001/2002	2002/2003	2003/2004	2004/2005	2005/2006	2006/2007	2007/2008	2008/2009	2009/2010	2010/2011	2011/2012	2012/2013	2013/2014	2014/2015	2015/2016	2016/2017	2017/2018	2018/2019	2019/2020	2020/2021	2021/2022	2022/2023	2023/2024	2024/2025	2.3255492033609723E-3	2.455951543248203E-3	3.1329009563592393E-3	2.5294648472750144E-3	2.5975792193662453E-3	3.8088783463232803E-3	3.235019423652188E-3	3.4105499679007063E-3	3.3109537386185966E-3	3.3302045697092822E-3	5.8913838511177406E-3	3.5029725929397832E-3	3.999753101660391E-3	4.1828173298660521E-3	3.1070600657822872E-3	1.8104580577216628E-3	1.0380742569118444E-3	7.4551841769363708E-4	5.2875082617316594E-4	2.2160068846815836E-3	1.4593754296168611E-3	9.381628324359602E-4	2.9251170046801873E-4	5.6071622152028855E-5	
Share of population growth




Minimum	2020	2021	2022	2023	2024	2025	2026	2027	2028	2029	2030	2031	2032	2033	2034	2035	48120	48040	48025	48235	48650	49060	49480	49905	50315	50695	51045	Projection range	2020	2021	2022	2023	2024	2025	2026	2027	2028	2029	2030	2031	2032	2033	2034	2035	0	990	1845	2630	3385	4115	4750	5330	5880	6390	6880	Historical	2020	2021	2022	2023	2024	2025	2026	2027	2028	2029	2030	2031	2032	2033	2034	2035	40775	41035	42245	44645	47305	48120	Minimum	
2020	2021	2022	2023	2024	2025	2026	2027	2028	2029	2030	2031	2032	2033	2034	2035	48120	48040	48025	48235	48650	49060	49480	49905	50315	50695	51045	Maximum	
2020	2021	2022	2023	2024	2025	2026	2027	2028	2029	2030	2031	2032	2033	2034	2035	48120	49030	49870	50865	52035	53175	54230	55235	56195	57085	57925	
Total population




Cumulative construction	2025	2026	2027	2028	2029	2030	2031	2032	2033	2034	2035	415	830	1245	1660	2075	2490	2905	3320	3735	4150	Running shortage (total demand minus cumulative supply)	
2025	2026	2027	2028	2029	2030	2031	2032	2033	2034	2035	1965	1850	1705	1600	1550	1500	1435	1405	1350	1295	1225	
Total dwellings





Low-density	Apartment	3280	2095	
Total dwellings



Market units	0- / 1-bed	2-bed	3-bed	4+ bed	460	910	830	545	Below-market units	0- / 1-bed	2-bed	3-bed	4+ bed	965	250	185	170	Deeply affordable units	0- / 1-bed	2-bed	3-bed	4+ bed	660	170	125	115	
Total dwellings



Cumulative construction	2025	2026	2027	2028	2029	2030	2031	2032	2033	2034	2035	415	830	1245	1660	2075	2490	2905	3320	3735	4150	Running shortage (total demand + regional influence - cumulative supply)	
2025	2026	2027	2028	2029	2030	2031	2032	2033	2034	2035	7005	6885	6735	6650	6635	6630	6605	6630	6620	6610	6585	
Total dwellings
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