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INTRODUCTION

The project documented in this report received a grant under the ACT (Affordability and Choice Today)
Program, a regulatory reform initiative jointly undertaken by the Federation of Canadian Municipalities
(FCM), the Canadian Home Builders’ Association (CHBA), the Canadian Mortgage and Renewal
Association (CHRA), together with the sponsoring agency, Canada Mortgage and Housing Corporation
(CMHC).  ACT was designed to stimulate changes to planning and building regulations and residential
development approval procedures to improve housing affordability, choice, and quality.  In 1998, the
ACT Program was recognized by the United Nations Centre for Human Settlements as a best practice in
improving the living environment.

Through ACT, grants were awarded to municipalities, private and non-profit builders and developers,
industry associations, educational institutions, planners and architects to undertake regulatory reform
initiatives across Canada.  Three types of projects were awarded grants under ACT:  Demonstration
Projects, Streamlined Approval Process Projects, and Promotion projects (to promote regulatory reform).
At this time, a wide range of projects across Canada has received assistance.
All projects awarded a grant under the ACT Program are being documented as case studies or project
completion sheets to share the benefits of regulatory reform with other Canadian communities.  The case
studies are intended to be learning tools to help builders, local building and planning officials, and others
to recognize and seize opportunities to improve housing affordability, choice, and quality through
regulatory reform.

For more information on the ACT Program or ACT projects (both completed and in progress), visit the
ACT Web site.  Go to www.actprogram.com or contact:

ACT Program Manager
c/o The Federation of Canadian Municipalities
24 Clarence Street
Ottawa, Ontario  K1N 5P3
Telephone:  (613) 241-5221 ext. 242
Fax:  (613) 244-1515
E-mail:  info@actprogram.com
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Executive Summary

This study of Seniors Supportive Housing provides a comprehensive overview of information
and requirements for the planning, development and operation of affordable seniors supportive
housing in Richmond.  The report includes nine sections with recommendations, summarized
below.

1. What is seniors supportive housing?

For this project, supportive housing is defined as follows.  “Supportive housing combines a
supportive and appropriate physical environment designed for privacy and independence, with a
social model1 of flexible supports and assistance including emergency call, meals, and access to
personal care and professional health care as required.”

2. What supports are provided and how?

Support services, typically including 24-hour emergency response, housekeeping and laundry
services, and one or two communal meals per day, are provided by a combination of on-site and
visiting service providers and by volunteers. Generally, the more "upscale" the development or
the higher the level of needs, the more services are provided by on-site staff.

3. What design features are important in seniors supportive housing?

The most important design features are those which accommodate the provision of support
services (such as offices and communal spaces for meal service and social activities), those
which support frailty and aging in place (such as wheelchair accessibility, handrails, specially
designed bathrooms, plenty of light, no stairs), and those which contribute to affordability by
providing functional and aesthetic design, without "gold plating".

                                                
1 A social model of health recognizes and integrates residents’ medical and social needs to achieve their wellness

and independence by maintaining their quality of life through improved nutritional status, reduced social
isolation, reduced risk factors due an unsupportive physical environment, and the flexible provision of supports
at the margin of need.
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4. Who in Richmond needs affordable seniors supportive housing?

Seniors move to supportive housing when it becomes apparent that their current housing does not
meet their needs (for example, they can no longer manage stairs) and/or when a crisis, such as
widowhood, pushes them to move from their familiar home. Typically, unattached females aged
75 and over who lack social supports are candidates for supportive housing.

Seniors who are spending 30% or more of their gross income on shelter and who cannot get
adequate home support services and who are living at risk or may otherwise move to residential
care in the absence of a viable alternative, are the people in Richmond who need affordable
supportive housing.

5. How can affordable seniors supportive housing be developed in Richmond?

The development process can be complex and often requires a large, multi-sectoral project team
with the skills and expertise to plan, develop, finance and operate an affordable seniors
supportive housing project.  The leadership role will likely be taken by an organization with the
capacity to provide either the housing or the supports or both.

Recognizing that "affordability" varies with a range of incomes, there are various ways to make
supportive housing less expensive: land acquisition, re-development, zoning modifications,
covenants, financing, and shelter subsidies.  For many Richmond seniors, affordable supportive
housing will require some form of subsidy, which may be means tested and should be equitable
with existing housing and long term care costs.

6. What are key factors to consider in re-development projects?

In some cases, the re-development of a site can offer significant capital advantages, although
these may be minimal if a building (as opposed to a site) is re-developed, and the re-development
of buildings often results in functional and design compromises.  Other advantages of re-
development may be less tangible, such as a good location or a building with positive
associations for the potential tenants.
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7. How can the provision of supports be made more affordable?

“Affordability” varies within a range of incomes.  The model of supports can be structured to be
more affordable by consolidating existing services, by block funding of service delivery, utilizing
existing community based services, such as Meals on Wheels, and ensuring that the supports do
not diminish residents’ capacity for independence.  By providing supports at the margin of need
and subsidizing on a means tested basis, the provision of supports will balance affordability and
adequacy of supports.

8. What are the regulatory and operational considerations?

Because seniors supportive housing is a relatively new concept, there are aspects that are still
being clarified, including licensing, the applicability of the Residential Tenancy Act, “exit
policies”, institutional drift, and tenant selection.  All of these areas involve responsibilities,
liabilities and protections related to consumers, service providers, and funders.

9. What can the City of Richmond do to encourage seniors supportive housing?

The City of Richmond can encourage and support seniors supportive housing initiatives in
Richmond by setting short and long term goals, policies, and priorities to ensure a range of
supportive housing solutions, based on community needs, that vary in terms of affordability and
level of support.  To achieve this goal, the City will need to work in partnership with other key
stakeholders such as Richmond Health Services and BC Housing or other agencies which
provide capital and operational funding for affordable supportive seniors housing.

City of Richmond Role in Creating an Enabling Environment

Specific actions which the City may wish to consider as immediate priorities include:

Priorities

• Place priority on a City leadership role in facilitating and supporting seniors supportive
housing partnerships (recommendation 5.3).

• Place priority on planning and funding of seniors supportive housing projects
(recommendation 4.1).

• The City may wish to proactively communicate with community organizations and private
sector developers that affordable seniors supportive housing is a planning and development
priority.
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Resources

• Formally acknowledge affordable seniors supportive housing as a specific housing priority in
the Official Community Plan (recommendation 5.1).

• Development of planning and design resources, including design guidelines and an annotated
bibliography of planning and design resources (recommendations 3.1 and 3.2).

• A City leadership role may include the provision of staff resources to support meetings,
research and planning, assistance and partnership in applications for grants, facilitation of
partnership building, and assistance in defining the model of housing and supports that will
appropriately meet the needs identified by the City of Richmond.

• Pursue land acquisition opportunities through rezonings or other circumstances
(recommendation 5.2).  Sites may be zoned for seniors supportive housing or used as the
basis for a competitive proposal call for an affordable seniors supportive housing project.
This document may be used as the basis for establishing the terms and conditions for a
proposal call.

• Identify and evaluate potential tools to contribute to affordability of seniors supportive
housing (recommendation 5.6).  These may include, but are not limited to, rezonings, density
bonuses, zoning relaxations and exemptions, covenants, reductions, waivers and rebates of
development cost charges, property taxes and other City revenues, and loans or contributions
from the City’s Affordable Housing Statutory Reserve Fund.
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City of Richmond Role in Proactive Initiatives

In addition to creating an environment that supports the development of affordable seniors
supportive housing, the City of Richmond could proactively engage in the development of one or
more seniors supportive housing projects.  It is recommended that the City consider the following
approach as a means of developing an initial project model in Richmond:

1. The City and Richmond Health Services should better define need projections to 2021.

2. The City should work with Richmond Health Services Society to develop a detailed profile of
prospective tenants, based on the profile of residents currently using home support and home
care nursing and rehabilitation services, and residents who are waitlisted for long term care.

3. The City of Richmond and Richmond Health Services should work in partnership with the
successful project team to develop affordable seniors supportive housing.

4. The City of Richmond should secure appropriate sites for seniors supportive housing, or
engage in a partnerships with organizations which own appropriate land.

5. Based on the profile of prospective residents, the City of Richmond, in partnership with
Richmond Health Services, should identify the terms of an operational model of support
services, to be used as the basis for a competitive proposal call.  The support model should be
based on the principles, practices and affordability data described in this report.

6. The City of Richmond should identify the terms of the capital development model, based on
the specific site, and including the terms of site acquisition, and design criteria, based on the
tenant profile, and design criteria as outlined in this report.  The capital development model
should include specific tools that the City may use to enhance the capital affordability, as
outlined in this report.

7. The City of Richmond, in partnership with Richmond Health Services, and landowners if
any, should issue proposal calls for organizations (private sector or non-profit organizations,
or as specified by the City) to provide seniors supportive housing in accordance with the
development and operational terms defined.

8. Following completion, it is recommended that projects be formally evaluated to ensure that
“lessons learned” can be incorporated into subsequent projects.
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SECTOR CURRENT STATUS FUTURE STATUS

Seniors’ Population • Seniors now comprise 10.2% of the
total population in Richmond.

• There are now 18,174 seniors in
Richmond

• Seniors will comprise 21% of the
population of Richmond by 2020.

• By 2020 there will be 42,452 seniors
in Richmond.

Seniors’ Incomes • The average gross annual income of
seniors in Richmond is $20,688.

• More than half of all seniors cannot
afford the cost of private sector
supportive housing, which is about
$31,000 to $37,000 per year.

• The proportion of seniors who cannot
afford market supportive housing will
likely remain unchanged.

Home Supports • Trend toward fewer supports for
seniors with lower levels of need, as
limited resources are concentrated on
those with greatest need.

• Increasing gap between services
needed and services provided,
increasing demand for supportive
housing as an alternative.

Residential Facility
Care

• Trend toward admission of residents
with higher care levels.

• Longer waiting lists:  in Richmond
there are currently 217 intermediate
care clients waitlisted for 415 beds.

• Residential care facility construction
is not expanding to meet population
needs and role is changing to meet
only highest needs, contributing to
demand for supportive housing as an
alternative.

Affordable Seniors
Housing

• There are currently 873 units of
subsidized seniors housing in
Richmond.

• The SAFER program provides a rent
supplement but it is capped and
creates an affordability gap.

• It is likely that there will be less
construction of affordable housing
and increased reliance on rent
subsidy programs.  If current trends
continue, this will result in increasing
demand for supportive housing as the
capped housing subsidies become
less attractive than the affordable
seniors supportive housing projects.

Market Seniors
Supportive Housing

• There are currently 100 units of
market seniors supportive housing in
Richmond.

• The private sector market will
continue to expand to meet market
demand for seniors who can afford
market supportive housing.

Affordable Seniors
Supportive Housing

• There are currently 0 units of
affordable seniors supportive housing
in Richmond.

• There is a significant current demand
for this option – estimated to be in
the range of 500 units.

• The demand for affordable seniors
supportive housing will increase for
two reasons:

• It is a desirable alternative for the
growing seniors’ population.

• The demand will increase faster than
the rate of seniors’ population growth
due to reduced availability of
subsidized housing, home supports,
and residential facility care.
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Best Practices Model

Chapter 10 of the report provides a best practices model for providing affordable seniors
supportive housing, detailing the models of housing, and the models of supports.

Project Profiles

Appendix A provides detailed project profiles of 15 projects which are relevant to affordable
seniors supportive housing.

Inventory of Services

Appendix B provides an inventory of current community services in the City of Richmond.
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Recommendations

The recommendations for each section of the report are summarized in the following table:

1.1 It is recommended that the City of Richmond adopt the following definition of
seniors supportive housing:

“Supportive housing combines a supportive and appropriate physical
environment designed for privacy and independence, with a social model of
flexible supports and assistance including emergency call, meals, and access
to personal care and professional health care as required.”

This definition should be used to guide and inform City planning and actions
related to seniors supportive housing initiatives.

2.1 It is recommended that the City’s role in facilitating, supporting and developing
seniors supportive housing, should ensure that the support model (range and type
of supports, cost of supports) is considered as an integral component of project
design and development.

2.2 It is recommended that in facilitating and evaluating potential seniors supportive
housing projects, the City of Richmond ensure that the model of support services
is grounded in values of residents’ personal autonomy, self-determination and
independence.

2.3 It is recommended that in facilitating and evaluating potential seniors supportive
housing projects, the City of Richmond ensure that support services are flexible
and individualized to provide for each tenant at their margin of need.  Supports
should include:

• provision of 24 hour on call emergency response

• at least one meal a day

• access to personal care and health care

• social and recreational opportunities

• availability of laundry and housekeeping
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3.1 It is recommended that the City of Richmond establish general development and
design guidelines for seniors supportive housing.  The guidelines should address:

• the provision of personal, private space and amenities

• common space and amenities

• be flexible

• be based on a defined program of supports

• ensure flexibility of future use and specific development conditions

• require the provision of design features that support aging-in-place

• recognize that for a supportive housing project that has minimal supports,
greater amenities should be provided within residents’ dwelling units

3.2 It is recommended that the City of Richmond develop an annotated bibliography of
design references and other resources for wheelchair accessibility and aging in
place.

4.1 It is recommended that the City of Richmond, in partnership with Richmond
Health Services, make planning and funding for seniors supportive housing
projects a priority, based on the current and growing demand for seniors
supportive housing in Richmond.  Potential specific initiatives may include:

• The City should work with Richmond Health Services Society to develop a
detailed profile of prospective tenants, based on the profile of residents
currently using home support and home care nursing and rehabilitation
services, and residents who are waitlisted for long term care.

• The City and Richmond Health Services should better define need projections
to 2021.

4.2 It is recommended that the City of Richmond obtain comprehensive demographic
information that would define and describe the range and type of housing and
support needs specifically required in Richmond now and in the future.  This could
include graphics showing current services and gaps, demographic data and
development of needs profiles in partnership with Richmond Health Services.

5.1 It is recommended that, in addition to existing policies regarding seniors
supportive housing, the City of Richmond formally acknowledge seniors
supportive housing as a specific housing priority within the context of the Official
Community Plan.
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5.2 It is recommended that the City of Richmond proactively acquire land through
large scale rezonings and other purchase opportunities, and that the City designate
appropriate sites for affordable seniors supportive housing.

5.3 It is recommended that the City’s Corporate Partnerships and Alliances teams and
Urban Development planners, in partnership with Richmond Health Services, take
a leadership role in encouraging and facilitating community partnerships to
develop seniors supportive housing with organizations that may have land assets,
such as churches, Legions, community associations, cultural and ethnic
organizations, and seniors’ associations.

5.4 It is recommended that the City of Richmond explore strategies to encourage
private sector landowners with properties that have re-development potential to
engage in public-private partnerships to develop affordable seniors supportive
housing.

5.5 It is recommended that the City of Richmond offer to assist community
organizations that are taking the leadership role in the development of affordable
seniors supportive housing projects, by providing expertise, facilitating meetings,
and contributing to the initial stages of project development.

5.6 It is recommended that the City of Richmond evaluate potential tools that it can
use to enhance the development affordability of affordable seniors supportive
housing, including zoning changes, zoning relaxations and exemptions; density
bonuses; restrictive covenants; reducing, waiving or rebating development cost
charges; and accessing the Affordable Housing Statutory Reserve Fund of the City
of Richmond.

5.7 It is recommended that the City of Richmond consider a role in facilitating
financing for affordable seniors supportive housing, through the Municipal
Finance Authority or through the Affordable Housing Statutory Reserve Fund of
the City of Richmond.

5.8 It is recommended that the City of Richmond recognize that the complex and
innovative approaches required to develop and operate affordable seniors
supportive housing will require that the City exercise flexibility and have
development expertise.  Because this is a relatively new type of development,
these projects are likely to require considerable staff resources, both in the number
of staff and types of skills, and in the time required.  The City must have a clear
understanding of the role and goals of the affordable supportive housing project
proponent, and needs to have skills compatible with the development sector in
negotiating a viable capital project arrangement.
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6.1 It is recommended that the City of Richmond encourage organizations with land
assets who wish to explore re-development by providing direction and
information, by discussing potential incentives, and by exploring partnership
opportunities.

6.2 It is recommended that the City of Richmond explore strategies, such as use of the
Affordable Housing Fund, to compensate for the capital costs associated with
project amenity and support spaces that are not funded by BC Housing.

6.3 It is recommended that for re-development projects that involve the renovation of
existing buildings, any design guidelines should make provision for evaluation of
the design capacity to appropriately meet residents’ needs and accommodate
aging-in-place.

7.1 It is recommended that the City of Richmond support and encourage supportive
housing project proponents in the development of affordable support services.
This may be achieved by facilitating linkages among community organizations,
providing some type of ongoing funding support (such as a property tax exemption
or other measures), and by supporting organizations in the development of
appropriate and affordable support models to the greatest extent feasible.

8.1 It is recommended that the City of Richmond clearly understand the development
and operational implications of various regulatory and operational considerations,
and how they may impact the City’s role and objectives.  This may include
licensing, operational funding, and capital funding.
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Introduction

This report on Seniors Supportive Housing has been prepared for the City of Richmond to
provide a comprehensive overview of information and requirements for the planning,
development and operation of affordable seniors supportive housing.  The purpose of this report
is to provide the City of Richmond with:

• Information on the need for affordable supportive housing among seniors within the
municipality.

• Models of developed and redeveloped supportive housing for seniors that are compatible
with the geographic and cultural characteristics of Richmond.

• Recommendations directed to the City of Richmond regarding development and collaborative
approaches to providing both shelter and services to seniors who need both housing and
support.  It is recognized that the City of Richmond can only meet the goal of affordable
seniors supportive housing in partnership with other partners who play key roles in capital
and operational funding.

Information was gathered using several methods:

• accessing Internet and hard copy databases

• conducting telephone and face-to-face interviews with key informants, and

• reviewing and summarizing both unpublished and published studies of supportive housing
for seniors from across Canada.

The report has been structured to provide discrete sections that address the following questions:

1. What is seniors supportive housing?

2. What supports are provided and how?

3. What design features are important in seniors supportive housing?

4. Who in Richmond needs affordable seniors supportive housing?

5. How can affordable seniors supportive housing be developed in Richmond?

6. What are key factors to consider in re-development projects?

7. How can the provision of supports be made more affordable?

8. What are the regulatory and operational considerations?

9. What can the City of Richmond do to encourage seniors supportive housing?

10. A Seniors Supportive Housing Model – Best Practices
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Chapter 10 provides a summary of information and defines a best practices model of seniors
supportive housing.

Appendix A includes detailed “Project Profiles” of a number of supportive housing projects
across Canada.  This information, gathered from a range of sources, is provided to bring the
discussion “to life”.  This Appendix is intended to serve as a background resource with examples
and information that may be referenced in the report.

Appendix B provides an overview of current community resources in Richmond which could
have a role in the development or operation of a seniors supportive housing project.
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1. What is seniors supportive housing?

For this project, supportive housing is defined as follows.  “Supportive housing combines a
supportive and appropriate physical environment designed for privacy and independence, with
a social model2 of flexible supports and assistance including emergency call, meals, and
access to personal care and professional health care as required.”

Discussion

“Supportive housing” falls within a broad continuum of “supportive living” options that bridge
the gap between living independently in one’s own home and moving to institutional care.

The objectives of supportive living are to provide alternatives to seniors who are living at risk in
the community due to inadequate community-based support services; to prevent premature
institutionalization; and to enhance seniors’ quality of life by providing a broad range of housing
and support options.

Three elements are key to understanding and defining supportive housing for seniors:

1. The definition of supportive housing within the supportive living continuum.

2. The principles underlying housing design.

3. The principles underlying the provision of support services.

                                                
2 A social model of health recognizes and integrates residents’ medical and social needs to achieve their wellness

and independence by maintaining their quality of life through improved nutritional status, reduced social
isolation, reduced risk factors due an unsupportive physical environment, and the flexible provision of supports
at the margin of need.
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Supportive Housing Within the Supportive Living Continuum

Within the broad “supportive living” concept, supportive housing is typically distinguished from
assisted living by its lower levels of assistance to and supervision of residents.  In supportive
housing, health care such as medications management and personal care such as bathing and
assistance with personal care, are provided separately from the basic support services.  In assisted
living, the personal care and health care supports are integrated within the model of supports.

This distinction is clear in British Columbia, where policy planning has clearly defined both
supportive housing and assisted living.

In supportive housing, “nursing and other health care services are delivered by the local health
authority through special arrangements or as they would be to any other individuals living
independently in the community.  Supportive housing is a supportive, not health-care
environment.  It is differentiated from assisted living, where care services are offered on site,
usually on an as-needed, flexible basis.”  (Supportive Housing Review, 1999:2).

Assisted living is defined as “personal care and health care services in a housing environment
rather than a care environment”.  (Community for Life.  Review of Continuing Care Services,
1999:  21).

In Richmond, as in many other communities, the demographic data indicate that seniors will not
move into supportive housing until they require some level of assistance with various activities
of daily living (such as personal hygiene, or assistance with dressing) and may also require some
health care supports (further discussed in Chapter 4., “Who in Richmond needs affordable
seniors supportive housing?”).  Regardless of policies and definitions, the important common
denominators are that there must be some means of providing personal care and health care
supports, and that the housing environment must be appropriate.
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Principles Underlying Housing Design

Supportive housing typically provides a combination of personal, private space and common
amenity areas.  Most projects provide design features (e.g., level entry, handrails, space for
attendants and communal activities) that support aging in place.  The degree to which these
elements are provided varies with the level and types of supports provided, and the unique
characteristics of each project, such as geographic location and the cultural identity of occupants.

Principle #1:  Flexible Form and Scale

A key principle of supportive housing is that there is no single, prescribed housing form or scale:
a supportive housing project could be a cluster of bungalows, a high rise or low rise apartment
building, a renovated large house, a converted hotel, a group of mobile homes, or many other
configurations.  It may be integrated with other types of housing, such as family housing, or it
may be part of a campus model, which provides a range of housing and support options located
on a single site so that if needs change, residents can move from one area to another.  The scale
of supportive housing projects can range from a few people (or even a single person living in a
“granny flat”) to over 100 residents.  (Project profiles in Appendix A illustrate the wide range of
housing forms that fall within the category of  “supportive housing”.)

Principle #2:  Match Supports and Design

Another principle of supportive housing is that the physical design of the housing must suit the
level of support provided with the housing.  Some supportive housing projects are very close to
independent living in both design and supports:  the units are standard, fully self-contained
apartments, and the provision of amenities may be limited to services provided in an adjacent
seniors’ community centre, combined with a resident manager who provides emergency call
response 24 hours a day, seven days a week.  Other supportive housing projects are designed to
fully support aging in place.  Assisted living projects are very close to licensed residential care
facilities3 in terms of the level of supports provided.  Units may be very small with kitchenettes
that have a sink, counter and small refrigerator only.  Common areas include assisted bathing
facilities, living and dining areas, a kitchen that provides three meals and snacks daily, and
workspace and offices for nursing and other staff.

                                                
3 “Residential care facilities” refers to publicly or privately funded, licensed long term residential care facilities

for seniors.
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Principles Underlying the Provision of Support Services

Supportive housing, by definition, provides some supports that are integrated with the housing.
Some or all of these services may be provided on-site, some may be delivered by visiting
providers from community-based agencies, and some may be provided off-site, for example, in
another building on the same property.  The provision of support services in supportive housing
is based on four key principles.

Principle #1: Social Model of Health

The first principle is that the design and delivery of supports is based on a “social model of
health”.  A social model of health recognizes and integrates residents’ medical and social needs
to achieve their wellness and independence by maintaining their quality of life through improved
nutritional status, reduced social isolation, reduced risk factors due an unsupportive physical
environment, and the flexible provision of supports at the margin of need.

Principle #2:  Autonomy

The second principle underlying the design and delivery of support services in supportive
housing is respect for the self-determination and autonomy of residents.  Seniors, like all adults,
desire privacy, autonomy and independence.  An institutional model of services, which is not
respectful of these desires, is disempowering and can lead to loss of functional capacity and
increased dependence.  The right of seniors to choose to balance their lifestyle goals and risks
should be recognized and respected.

Principle #3: Independence and Security

The third fundamental principle influencing the design and delivery of support services is that
supportive housing should balance independence and privacy with security.  Independence and
privacy are symbolized by defining and treating the housing as the residents’ home - their private
space is respected and they participate to the extent they are able in decisions about that home.
Security is symbolized by a number of elements, the most important of which is an emergency
response system.
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Principle #4:  Margin of Need

A final and important principle is that services should be flexible enough to support residents at
their margin of need only.  Many models of care and support are based on an underestimation of
seniors’ environmental competence, adaptability and creativity.  The principle is to provide only
the specific supports that each individual resident requires at one time.  The type and range of
supports will vary for different residents and at different times.

The essence of supportive housing has been expressed many times by seniors themselves: “I’ve
got privacy but I know help is there if I need it!”
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Summary Facts

• The relatively new concepts of “supportive housing” and “assisted living” both fall under the
rubric of “supportive living”.  What differentiates them is the provision of supports:

- Assisted living provides on-site personal and health services 24 hours per day.

- In supportive housing, personal care and health services are not integrated into the
support model, and are provided separately by the local health authority through
special arrangements or as they would be to any other individuals living
independently in the community.

• In this document, the term “supportive living” is used broadly to include both definitions,
since it is known that most seniors moving from their homes do need, or soon need, personal
care and health supports (that is, assisted living).

• The objectives of supportive living are to:  provide alternatives to seniors living at risk in the
community due to inadequate community-based support services; prevent premature
institutionalization; and enhance seniors’ quality of life by providing options.

• Supportive housing can take many housing forms and can vary in scale from a few dwelling
units to over 100.  The common denominators are these: the physical design supports aging-
in-place; the design provides a combination of  personal, private dwelling spaces and shared
amenity spaces.

• The physical design of a supportive housing project must suit the type and level of support
services/assistance being provided in the project.

• The design and delivery of support services/assistance is based on four key principles: a
social model of health, respect for residents’ autonomy, the need to balance residents’
independence/privacy with security, and the provision of services at the margin of need.

• Some or all of the supports/assistance may be provided on-site, some may be delivered by
visiting providers from community-based agencies, and some may be off-site, for example, in
another building on the same property.

• Type, level and style of delivery of support services must match the needs and characteristics
of the occupants.
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Planning and Action

1.1 It is recommended that the City of Richmond adopt the following definition of
seniors supportive housing:

“Supportive housing combines a supportive and appropriate physical
environment designed for privacy and independence, with a social model of
flexible supports and assistance including emergency call, meals, and access
to personal care and professional health care as required.”

This definition should be used to guide and inform City planning and actions
related to seniors supportive housing initiatives.
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2. What supports are provided and how?

Support services, typically including 24-hour emergency response, housekeeping and laundry
services, and one or two communal meals per day, are provided by a combination of on-site
and visiting service providers and by volunteers. Generally, the more "upscale" the
development or the higher the level of needs, the more services are provided by on-site staff.

Discussion

The type and range of supports provided in seniors supportive housing projects vary widely.
Supports vary based on residents’ needs, and on how much support can be affordably provided.

The two key and essential services that are most highly desired by potential residents are the safety
and security of having somebody able to respond 24 hours a day in case they need help, and having
access to some meal provision.  In terms of health status indicators and maintaining seniors’ health,
support models that enhance nutritional status and combat social isolation are the most valuable.  A
supportive housing model should be required to include:

• On site 24 hour on call emergency response available

• Access to at least one meal per day, up to three meals and snacks daily

• Availability of laundry services

• Availability of housekeeping services

• Provision of recreational and social programs and activities

• Access to personal care and nursing health care services, either directly through Continuing
Care staff or through contracted service providers.

There is a range of support service delivery models.  Supports may be provided by on-site service
providers or by using existing community based services to provide services either on-site or off-
site, in adjacent or nearby facilities.  If the supportive housing is built near or attached to a
building that already has the necessary infrastructure to provide services (e.g., a commercial
kitchen), costs can be reduced by making arrangements to take advantage of this infrastructure
(e.g., have meals delivered) which can reduce the cost of both construction and services.

Services can be provided by a mix of on-site staff, visiting providers from community-based
agencies, and volunteers.  Generally, the more modestly priced the supportive housing, the more
services are provided by community-based agencies; conversely, the more “upscale” the
accommodation, or the higher the level of needs, the more on-site staff there are to provide
services and activities.
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Some well-established and well-respected non-profit organizations, such as church groups, are
able to arrange to hire their own block of home support workers from an approved agency, with
public funding, so that the workers can provide support to residents in an efficient way:  there is
one small dedicated group which travels to the complex once daily, and knows the residents well.
This is considerably more efficient than having many different workers, all charging for their
travel time, arriving at different times of day to meet the needs of many different residents, whom
they may not know at all well, given the discontinuity of home support services in the
community.

Existing supportive housing models have varying support models.  Some offer a fixed package of
services, while others offer a basic package with additional services provided at additional cost.
The provision of a flexible “menu” of supportive services should be a very high priority.  The
provision of supports should be individualized and the challenge is to develop an operationally
viable model that allows the provision of few supports to some tenants and heavier supports to
others.  Some tenants may make minimal use of services; in some cases they will use more
services as they age in place.  The total demand for support services will vary at all times:  as
tenants’ needs change temporarily (due to illness or convalescence) or permanently, and as the
tenant population changes.

It is important that all staff, including the building caretaker be “people people”, who enjoy
working with others and have strong interpersonal skills.  This is one of the most significant
factors in achieving a successful model of social supports.  Of equal importance, tenants should
be encouraged to play an active role in providing supports and assistance to others as well as
maintaining their own independence.  The goal is to ensure dynamic and constructive
relationships among tenants and staff, and prevent the passive “recipient of services” approach
that typifies an institutional type of environment.

The most important limiting factor is the cost of providing support services and how those costs
are to be funded.  Cost is a particular issue in providing supportive housing that is affordable for
low income seniors:  more support services and more amenity space for delivery of those services
translates into higher construction and operating costs to provide the supports.  Most models
provide a basic package of supports that is included in the cost of the housing; additional services
are available as needed and have additional costs.  The model of supports must be more cost
effective than a long term facility care in order to be a viable alternative to residential care.



                                                                                                                                                           
OPTIONS CONSULTING Affordable Seniors Supportive Housing – City of Richmond page 12

Description of Support Services

On site, on call emergency response is a required service, as this is one of the most highly desired
features identified by seniors.  Access to assistance in case of emergency provides tenants with
the feelings of safety and security that are necessary to continue to live independently.  One of
the questions to be resolved in planning the program of supports is the type of response that will
be available.  Will there be on-site emergency response and if so, what level of skills or training
will the person responding have?  This will depend on the level of supports, client profile and
program objectives.  The level and type of staffing also impacts on affordability.  Typically, a
building manager is on call and responds when a resident calls.

A meal program is also a required component of a program of supports.  At least one meal per
day should be part of the basic package of supports.  As previously noted, nutritional status is a
key indicator of health, and meal service is a core support for maintaining health and
independence.  In addition, the benefits of social interaction when dining have been documented.
The capacity to provide additional daily meals, flexible meal times and a range of menu items
will depend on the support model and operating budget.  The ability to provide meal services will
be impacted by the total number of units, residents’ incomes and ability to pay, and level of need.

Laundry and housekeeping services must be available to those tenants who need assistance or
wish to purchase services.  Depending on the affordability threshold, these services could be
block funded through Continuing Care based on assessed need, could be offered as additional
services which can be purchased, or a combination of both.  In some designs, each tenant unit has
a washer/dryer to enhance staff efficiency.

Recreation and social activities and programs are often considered to be desirable but not
essential; however, there is indisputable evidence that social isolation is a prominent factor in
poor health and that combating social isolation is an effective and efficient strategy for improving
health status.  Therefore, some form of recreational and social programs and activities should be
regarded as essential.  This may be provided as a component of the program of supports, or in
partnership with other community organizations that provide social and recreational
opportunities for seniors in the community such as adult day centres and seniors community and
social centres.
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Personal care and health care services should be regarded as a required component of the
program of supports, since most residents eligible to move into supportive housing are in need of
some level of support and assistance with personal care and health care, and these needs are
likely to increase as they age.  How, and to what extent, these services are provided, will depend
on the model of supports that is developed.  Options include direct service delivery by the
supportive housing operator, (based on recognition by Continuing Care of their service provider
status), provision of services by a service provider working in partnership with the housing
provider, or direct block funding and coverage by Continuing Care staff.  As previously noted,
the provision of personal care and health care supports is a differentiating factor between
“supportive housing” and “assisted living”.
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Summary Facts

• The type and range of supports provided in seniors supportive housing projects vary widely.
Supports vary based on residents’ needs, and on how much support can be affordably
provided.

• Supports may be provided either by on-site service providers or by using existing community
based services to provide services either on-site or off-site, in adjacent or nearby facilities.

• The most important limiting factor is the cost of providing support services and how those
costs are to be funded.  Cost is a particular issue in providing supportive housing that is
affordable for low income seniors:  more support services and more amenity space for
delivery of those services translates into higher operating costs to provide the supports.  Most
models provide a basic package of supports that is included in the cost of the housing;
additional services are available as needed and have additional costs.

• Existing supportive housing models have varying support models.  Some provide a fixed
package of services, and some offer a basic package with additional services provided at
additional cost.  Services that are should be available to residents include:

 On site 24 hour on-call emergency response

 Access to at least one meal per day

 Availability of laundry services

 Availability of housekeeping services

 Provision of recreational and social programs and activities

 Access to personal care and nursing health care services, either directly through
Continuing Care staff or through contracted service providers.
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Planning and Action

2.1 It is recommended that the City’s role in facilitating, supporting and developing
seniors supportive housing, should ensure that the support model (range and type
of supports, cost of supports) is considered as an integral component of project
design and development.

2.2 It is recommended that in facilitating and evaluating potential seniors supportive
housing projects, the City of Richmond ensure that the model of support services
is grounded in values of residents’ personal autonomy, self-determination and
independence.

2.3 It is recommended that in facilitating and evaluating potential seniors supportive
housing projects, the City of Richmond ensure that support services are flexible
and individualized to provide for each tenant at their margin of need.  Supports
should include:

• provision of 24 hour on call emergency response

• at least one meal a day

• access to personal care and health care

• social and recreational opportunities

• availability of laundry and housekeeping
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3. What design features are important in seniors supportive housing?

The most important design features are those which accommodate the provision of support
services (such as offices and communal spaces for meal service and social activities), those
which support frailty and aging in place (such as wheelchair accessibility, handrails, specially
designed bathrooms, plenty of light, no stairs), and those which contribute to affordability by
providing functional and aesthetic design, without "gold plating".

Discussion

There is no single or “best” design for supportive housing for seniors.

The design of seniors supportive housing can vary widely, depending on the housing type, the
scale of the project, the type and level of supports and the unique development conditions of a
new project or re-development, such as a location that offers proximity to existing services.
Cultural considerations can also impact on design; for example, feng shui principles may be
appropriate for a project designed to accommodate a predominantly Chinese population.  The
housing scale and form will be determined by the characteristics of the region, culture, site,
capital and operating budget, support service model, and occupants.  The scale of supportive
housing projects can range from a few people (or even a single person living in a “granny flat”)
to over 100 residents.  Often, the level and type of supports vary with the scale, with larger
projects tending to provide a broader range of support services and amenities.

Supportive housing can take many forms:  it can be a cluster of bungalows, a high rise or low rise
apartment building, a renovated large house, a converted hotel, a group of mobile homes, or
many other forms.  Supportive housing can include sheltered housing, congregate housing,
assisted living and Abbeyfield houses.  Abbeyfield houses are often similar to large, old
fashioned single family homes.  Some supportive housing projects are part of a larger housing
project:  the False Creek Residence in Steveston provides ten units of supportive housing and ten
units of affordable housing for families, all within a single building with shared amenity spaces.
Seton Villa in Burnaby provides both supportive housing/assisted living and independent
housing for seniors within one highrise building.  Rose Manor in Victoria provides supportive
housing for seniors, but there are two different types of accommodation, depending on how
independent the resident wishes to be.  Campus models provide a range of housing and support
options located on a single site so that if needs change significantly, residents can move from one
area to another.  Supportive housing can be found in highrises, in condominiums, in big old
fashioned houses, in housing projects that have a mix of age and family types, and as part of a
campus with traditional long term care facilities.
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There are four primary objectives that the design must achieve:

There are four primary objectives that the design must achieve:

1. Design must accommodate the provision of supports, such as on-site meal service, group
activities, and common amenities such as bathing facilities,

2. Design must support aging-in-place so that as residents’ frailty increases, the built
environment does not limit their activities.

3. Design must be economical and contribute to affordability without compromising
functionality.

4. Design must be flexible to accommodate changing resident profiles.

Design That Accommodates

Before the design process begins, the type and level of supports need to be defined so that the
building can provide a physical environment that appropriately matches the supports to be
provided in the building.

The provision of communal support spaces and amenities such as dining areas, social space,
assisted bathing facilities, and work space for support staff has to be balanced with the provision
of personal, private space for residents.  This allocation of space has capital cost and operational
implications.  The size and amenities in dwelling units need to be consistent with both the level
and type of supports and with the level of residents’ independence.  For a supportive housing
project that has minimal supports, greater amenities should be provided within residents’
dwelling units.  Within the unit, the main design variables are the size of the unit (studio or one
bedroom) and the kitchen size and amenities.  For example, if only one meal per day is served,
and there are no special bathing facilities, dwelling units will need larger kitchens and
bathrooms.

To accommodate the provision of supports, the tenant eligibility criteria and support model must
be defined.  The type and level of supports need to be defined so that the physical environment
appropriately matches the supports to be provided in the building.  For example, the support
program may include meals.  This may mean many different things: that meals are offered at the
cafeteria of the seniors’ community centre across the street; that one meal a day is delivered and
served in a dining room; or that there is a kitchen which serves three meals daily.  Each of these
scenarios requires a very different design solution.  The support model must include a 24 hour
emergency call system; the technology for this needs to be included in the design and capital cost
planning.  Other design features related to supports may include a therapeutic bathing area, a
kitchen and dining area, common amenity areas, and workspaces for staff.  How the supports are
to be provided and the design features required to support those services needs to be defined as
part of the design and capital cost estimating process.
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Aging-in-Place

People often delay moving into supportive housing until their disabilities increase or their health
declines to the point that they are finding it difficult to carry out activities of daily living.  The
design of supportive housing for seniors must accommodate existing and continuing loss of
functional capacity so that residents will be able to age in place, instead of being forced to move
only because the physical environment does not meet their needs.

Common design features include provisions to enhance independence, safety and accessibility.
Design features are intended to accommodate age-related declines in mobility, including reduced
range of reach, reduced strength, higher risk of tripping and falling, use of mobility aids such as
walkers, wheelchairs and scooters, and deteriorating vision.

For example, designs should include:

• wheelchair accessibility throughout the building

• wide hallways and doorways

• flush thresholds

• high levels of illumination

• handrails in corridors

• grab bars and wheelchair access in all washrooms and bathrooms

• large drawers instead of cupboards under the counter in unit kitchens

• platforms for small refrigerators in unit kitchens, to reduce the need for bending

• wheelchair clearance below the sinks in the bathroom and kitchen

• bathrooms that are spacious enough to allow room for another person to provide assistance

• storage and circulation space that accommodates walkers, wheelchairs and electric scooters

• facilities for charging electric scooters

There are numerous design references and resources available to provide ideas and guidelines for
wheelchair accessibility and aging in place.  Development of an annotated bibliography may be
an appropriate component of Phase II (Implementation), as it could inform design expectations,
decisions, and negotiations at the development stage of projects.
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Providing a campus of care, with a range of housing and care options on one site, can facilitate
aging in place.  While residents may still have to move, they remain in a familiar community.
For example, a senior can move to an independent apartment in a seniors building that shares a
large property with a supportive housing project and a nursing home.  When needed, the senior
can move to the supportive housing complex, and receive supports and services, such a daily
meals,  without having to leave the familiar locale and friends.  Eventually, this same senior may
have to move to the nursing home on the site.  By this time, he is familiar with the place and it is
a less traumatic move than it is for someone from the community.  Another advantage of the
campus model is that if one spouse has high care needs and the other does not, they can live in
close proximity and see each other daily, without sharing a dwelling and burdening the well
spouse.  There are numerous campuses in Canada with several buildings on one large property:
typically, the nursing home was there first, and the supportive housing complex, which takes
advantage of the cluster of expertise and commercial kitchen available at the nursing home, is
built afterwards on the same property.  Adding independent apartments for seniors on the same
site provides a “feeder” to the other levels of care, as well as providing a ready supply of
volunteers to the supportive housing complex and nursing home.

Economical and Affordable Design

Design is a significant factor in meeting the goal of affordability.  The capital cost increases with
the total floor area, and the capital cost per unit increases as the proportionate amount of
common space increases and as resident unit size increases.

Economical and affordable design strategies include designing smaller resident units, reducing
the amount of common amenity space, and using economical design approaches.  The fixtures,
fittings, and finishes also offer potential for economy, although durability and functionality are
important.  Viable supportive housing projects have demonstrated that economical and affordable
design can be both functional and aesthetically pleasing without requiring “gold plating”.

One of the capital cost issues with seniors supportive housing is the balance between the units
which generate rental revenues, and amenity space which generates no funding and can be higher
in capital cost if it includes features such as commercial kitchens and specialized bathing
facilities.

For some projects publicly funded through BC Housing, some of the space and amenities
associated with the provision of the supports may not be fully funded, and may represent a capital
funding shortfall.



                                                                                                                                                           
OPTIONS CONSULTING Affordable Seniors Supportive Housing – City of Richmond page 20

Flexibility of Design

The design must permit flexibility of use so that if the resident profile changes, or if the program
of supports changes, the building can be adapted and continue to provide functional and
appropriate housing.  This is very important when designing a building that is likely to be in use
for 40 years or more.

Design criteria should be interpreted as guidelines rather than regulations due to the unique
development conditions of each project.  The design should be based on justifiable assumptions,
which may require negotiation and compromise to ensure that the project is operationally
functional and meets the residents’ needs, and that the capital budget is viable.
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Summary Facts

• The design of seniors supportive housing can vary widely, depending on the housing type, the
scale of the project, the type and level of supports and the unique development conditions of
a new project or re-development, such as a location that offers proximity to existing services.

• Before initiating design, the type and level of support services need to be defined so that the
building can provide a physical environment that appropriately matches the supports to be
provided in the building.

• The design of affordable seniors supportive housing is very important.  There are three
primary objectives that the design must achieve:

1. Design must accommodate the provision of supports, such as on-site meal service, group
activities, and common amenities such as bathing facilities,

2. Design must support aging-in-place so that as residents’ frailty increases, the built
environment does not limit their activities.

3. Design must be economical and contribute to affordability without compromising
functionality.

4. Design must be flexible to accommodate changing resident profiles.

• The scale of a project generally varies from about ten residents to over 100 residents.

• The provision of amenity spaces such as dining areas, social space, assisted bathing facilities,
and work space for support staff has to be balanced with the provision of personal, private
space for residents.  This has capital cost and operational implications.

• The size and amenities of residents’ dwelling units need to be consistent both with the level
and type of supports and with the level of resident independence that the project is
supporting.

• The design must accommodate continuing loss of functional capacity so that residents will be
able to age in place, instead of being forced to move only because the physical environment
does not meet their needs.

• Common design features include provisions to enhance independence, safety and
accessibility.  Design features are intended to accommodate age-related declines in mobility
including reduced range of reach, reduced strength, higher risk of tripping and falling, use of
mobility aids such as walkers, wheelchairs and scooters, and deteriorating vision.
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• The design is a significant factor in meeting the goal of affordability.  For example, the
amount and type of amenity space, the size and amenities of the dwelling units, and other
design elements impact on capital costs.

• The design must permit flexibility of use so that if the resident profile changes, or if the
program of support services changes, the building can be adapted and continue to provide
functional and appropriate housing.

• Design criteria should be interpreted as guidelines rather than regulations due to the unique
development conditions of each project.

Planning and Action

3.1 It is recommended that the City of Richmond establish general development and
design guidelines for seniors supportive housing.  The guidelines should address:

• the provision of personal, private space and amenities

• common space and amenities

• be flexible

• be based on a defined program of supports

• ensure flexibility of future use and specific development conditions

• require the provision of design features that support aging-in-place

• recognize that for a supportive housing project that has minimal supports,
greater amenities should be provided within residents’ dwelling units

3.2 It is recommended that the City of Richmond develop an annotated bibliography of
design references and other resources for wheelchair accessibility and aging in
place.
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4. Who in Richmond needs affordable seniors supportive housing?

Seniors move to supportive housing when it becomes apparent that their current housing does
not meet their needs (for example, they can no longer manage stairs) and/or when a crisis,
such as widowhood, pushes them to move from their familiar home. Typically, unattached
females aged 75 and over who lack social supports are candidates for supportive housing.

Seniors who are spending 30% or more of their gross income on shelter and who cannot get
adequate home support services and who are living at risk or may otherwise move to
residential care in the absence of a viable alternative, are the people in Richmond who need
affordable supportive housing.

Discussion

There is an immediate and growing need for affordable supportive seniors housing in Richmond.
This is due to several long term trends:

Demographic Trends

• The population of seniors, and particularly of those aged 75 and older is now increasing
rapidly.  In the next twenty years, the population of seniors in Richmond will more than
double.

• Income levels limit seniors’ housing and support options.  The average gross income of
Richmond seniors is $20,688.  30.7% of seniors have an annual income of $17,705 or less.
Seniors with the lowest incomes are those whose sole income is Old Age Security (OAS) and
the Guaranteed Income Supplement (GIS), their total maximum annual income is $11,194.

Trends in Community Supports for Seniors

• Increases in the provision of community supports (home care nursing and home support) are
not matching the growth in demand for services, resulting in lower levels of service delivery.

• The trend with community supports is to provide services to those with the greatest needs.
As a result, those with lower levels of need are not receiving supports at home and are living
at risk.  This trend is likely to become stronger, creating a growing gap of seniors living at
risk in the community with unmet support needs.

• Lack of adequate community supports is directly contributing to the growing need for
affordable seniors supportive housing.
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• There are a total 919 home support clients at the personal care to intermediate care II levels,
85% of whom are seniors.  These clients would all potentially be suitable for supportive
housing.

Trends in Residential Long Term Care Facilities

• The construction of residential care facilities for seniors has not increased to meet population
demand, resulting in bed shortages province wide, including Richmond.

• In Richmond, there are currently 217 clients waitlisted for the 415 publicly funded long term
care facilities; the average wait is over one year.  Most or all of these clients would
potentially be suitable for supportive housing (some of these clients are likely to also be
currently receiving community supports).

• The trend in residential care is toward reliance on substitutionary models, such as supportive
housing.  The goal is to use supportive housing instead of residential care facilities to meet
the housing and support needs of clients with lower levels of care, and to use residential care
facilities only for those with very high care and support requirements.

• The shortage of residential care beds and the trend toward substitutionary models are directly
contributing to the growing need for affordable seniors supportive housing.

Current Status of Seniors Supportive Housing in Richmond

• At this time, the only supportive/congregate housing programs in Richmond are operated by
the private sector.  The cost of private congregate care in Richmond is $31,320 to $37,320
per year.  Private supportive housing options are not affordable to the majority of Richmond
seniors, who have an average gross annual income of $20,688.

• At this time there are no affordable or subsidized seniors supportive housing projects in
Richmond.  There are no supportive housing options that are affordable to seniors who earn
the average income or less.

Current and Future Demand for Seniors Supportive Housing

• There are between 500 and nearly 1,000 seniors in Richmond who may currently be suitable
for affordable seniors supportive housing (based on Richmond home support and facility
waitlist data).  There are currently no supportive housing resources to meet the current
demand estimated to be at least 500 seniors.

• The current demand for affordable seniors supportive housing in Richmond (at least 500 and
up to 1,000 units) is very significant.  By comparison, the total current number of subsidized
seniors housing units in Richmond is 873 units.  The total current number of residential care
beds in Richmond is 645 beds.
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• To meet the current demand for 500 to 1,000 units would require a significant number of
projects and allocation of capital and operational funding resources.  (For example, if each
project had about 75 units, between seven and 13 new projects would be required
immediately.)

• The future demand for affordable seniors supportive housing will grow more rapidly than the
seniors’ population growth, due to continued pressures on the community care system and the
residential care system and a policy direction toward substitutionary models such as seniors
supportive housing to replace residential facility care.

The rapid development of private sector congregate housing is a market response to the demand
created by the growing gap between seniors’ need for some supports (such as homemaker
assistance with shopping, meals, housekeeping, and personal care) and the existing provision of
community-based supports.  However, private sector supportive housing is not affordable to
seniors with average or low incomes.  A recent report4 by Canada Mortgage and Housing
Corporation noted that in Richmond, the available private sector congregate housing currently
costs between $2,610 and $3,110 per month.  These are models of support that do not include
any form of professional health care supports.  British Columbia’s Supportive Housing Review
noted that the cost for congregate care is not affordable for 43% of elderly British Columbians.

For seniors who cannot afford to pay for market supportive housing, there are limited
alternatives.  These seniors may be living at home at-risk or with inadequate supports.  Or, they
may move into an institution prematurely, because affordable supportive housing is not available.

Most seniors are not interested in moving from their familiar home.  Typically they have lived in
their current home for many years and moving is associated with loss and age-related decline.
The average age of seniors moving from their homes into long term care facilities is 805.

According to a review of the literature (Gnaedinger, 1998) older people will move when they are
limited in performing or cannot perform activities of daily living and instrumental activities of
daily living, but they do not have severe or unstable medical conditions; when their disabilities
increase from minor to moderate; and when their needs fall between those of persons in board
and care homes and those in nursing homes.

                                                

4 Seniors’ Housing Market Survey.  Metro Vancouver/2000.  Canada Mortgage and Housing Corporation.

5 Data from Vancouver/Richmond Health Board, admissions from January to November 2000.
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An additional factor identified in the literature is that many seniors live in housing that is not
designed to support aging in place.  As seniors lose functional capacity including mobility,
agility, balance, strength and endurance, they may find that their homes present significant
barriers such as long or narrow hallways, long or steep staircases, and bathrooms that cannot be
adapted to enhance safety and access.  Therefore, some seniors may need to move because their
housing does not meet their functional needs as they age.

The decision to move may be predicated by some form of critical event:  death of a spouse,
stroke, hip fracture or other injury, or a rapid decline in health status.  Seniors may have a
positive desire to live with greater security and to have some meals provided, but these factors
are insufficient to outweigh concerns about loss of privacy and independence, and a major
change in lifestyle.  The choice to move to supportive housing is often made under difficult
circumstances, and is based on need rather than desire.

The demand for affordable supportive seniors’ housing depends primarily on three demographic
factors:

1. Seniors’ income levels and range of housing and support choices that they can afford.

2. The level of supports and assistance required by seniors living in the community.

3. The total population of seniors in need of supportive housing options.

Demographic Information - Population6

The ethnic composition of Richmond is European/Caucasian 51%, Chinese/East Asian 39%, and
South Asian 7%.  (There are no data on ethnicity of the seniors population.)  City of Richmond
estimates indicate that in 2000, the total population of Richmond was 160,012.

Those aged 65 and older comprise 10.2% of the population (a total of 18,174 people).
Population projections indicate that the proportion of the population that is aged 65 and older is
expected to increase to 20.9% by 2020.  Combined with population growth, it is projected that by
2020 there will 42,451 people over the age of 65 in Richmond.

The majority of seniors receiving home support or placed in long term facility care are aged 75
and older.  The age of those needing supportive housing is 75 and older; this population will
increase by 91% in the next twenty years.

                                                
6 Unless indicated otherwise, all demographic information in this section is from Seniors 2000 Profile, published

by the Vancouver Richmond Health Board.
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Richmond Population Projections - Age

Age 2000 2010 2020 Population
Growth
Rate

65-69      5,625      9,031    14,300 154%
70-74      4,233      6,313    12,279 190%
75-79      3,726      4,607      7,333 97%
80-84      2,430      2,913      4,362 80%
85+      2,160      3,265      4,177 93%
Total 65+ Population    18,174    26,129    42,451 134%
Total Population 166,717 188,131 203,222 22%

Richmond Population Projections - % Population Increase

% of Total
Population

2000 2010 2020

65-69 3.4% 4.8% 7.0%
70-79 4.8% 5.8% 9.7%
80+ 2.8% 3.3% 4.2%
65+ as a % of Total
Population

10.9% 13.9% 20.9%

Demographic Information – Income

In Richmond, the average gross annual income for tax filers aged 65 and over is $20,688 (or
$1,724 per month gross income).  This is slightly lower than the average for the GVRD which is
$22,835 gross income per year for tax filers aged 65 and older.  (1996 Statistics Canada census
data).

Income information from the Seniors Profile 2000  and from Poverty in Richmond:  A Sense of
Belonging indicate that in Richmond, 27.1% of seniors live below the Low Income Cut-Off
(LICO).  The LICO is measured by those who spend 20% more than average for their community
on food, shelter and clothing (basic needs).  On average 30.7% of all seniors in the
Vancouver/Richmond region live below the LICO.  Higher proportions of women than men live
below the LICO.  The LICO is calculated on the basis of family size (not by age), and by
community size.  Statistics Canada data for 1998 indicates that for Richmond the LICO (after
taxes) for a one person family was $14,510 (or $1,209 per month).  For a two person family, the
LICO (after taxes) was $17,705 (or $1,475 per month).  In Richmond, 30.7% of seniors live on
$1,475 per month or less.
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All Canadian seniors receive indexed Old Age Security (OAS) pensions, which currently
provides $428.79/month.  Seniors with no Canada Pension Plan or other retirement income are
also eligible for the federally funded Guaranteed Income Supplement (GIS) of up to
$504.05/month in addition to OAS.  In Richmond, 62% of seniors receiving home support also
receive GIS (this is an indicator of poverty).  For seniors whose sole income is OAS and GIS, the
total maximum monthly income is currently  $932.84.

Demographic Information – Housing

Housing is recognized as a major health determinant.  Where seniors live and whether or not they
live alone are two factors that greatly contribute to health status.  Seniors who live alone are more
prone to accidental falls, are more likely to be socially isolated from their community, and to be
economically disadvantaged.  A recent B.C. study showed that elderly, unattached women with
inadequate social supports were most likely to need supportive housing (Gnaedinger, 1999 Long
Term Care Review).

In Richmond, 24.2% of seniors live alone.  Of those aged 65 and older, 22% rent their homes.
The proportion of seniors who rent is lower than the average for the GVRD, which is 29%.  The
majority of seniors in Richmond own their own homes.  This has two implications:  residents
have probably lived many years in their homes and are generally unwilling to move from their
familiar long term homes.  Additionally, many seniors in Richmond may be “house rich and
income poor” – their home represents their greatest financial asset.  High rates of home
ownership also mean that some homeowners will have access to equity and may have higher
incomes if they choose to sell their homes to move to a supportive housing setting.  The median
price for a detached single family home in Richmond is $302,500 (October 2000).

In addition to private dwellings, including single family dwellings, townhouses and apartments,
there are several publicly funded housing projects.  There are 12 housing complexes of
subsidized housing specifically for seniors, which provide a total of 717 units.  Additionally,
there are eight subsidized family housing complexes that include 156 units for seniors.  In total,
there are 873 units of seniors subsidized housing in 20 projects in Richmond.

Housing is deemed to be affordable if it is equal to 30% of gross income.  For seniors who earn
less than the average income in Richmond, housing would be affordable if it cost between $6,206
and $3,358 per year, or $517 and $280 per month.  This is significantly below current market
rents.  The study, Poverty in Richmond:  A Sense of Belonging, noted that the average rent in
Richmond is $904.
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There are two private sector congregate housing projects, and two private sector retirement
communities.  At this time there are no seniors supportive housing options in Richmond that are
affordable to lower income seniors.

The Vancouver/Richmond Health Board’s Strategic Plan for Housing Services has
recommended that “the V/RHB increase the range of options for low income seniors by
emphasizing development of affordable seniors supportive housing”.  This recommendation is
based on the demographic projections of the low income senior population, and the fact that
much of the existing housing, including affordable housing, is not appropriately designed to
support aging in place.  The Seniors Profile 2000 document identified the provision of
“affordable and appropriate housing for seniors” as a priority in Richmond.

Demographic Information – Supports and Care

The long term care system of community and facility supports classifies clients according to
standardized criteria.  Classification levels are:

Personal Care Level (PC) – Clients are mobile and independent, but may require minor help to
bathe, dress and attend to grooming.

Intermediate Care 1 Level (IC1) – Clients are independently mobile with or without aids, require
moderate assistance with the activities of daily living, and may require professional care or
supervision daily or as appropriate.

Intermediate Care 2 Level (IC2) – Clients require additional assistance and time to provide
required supports with activities of daily living, and may require professional care or supervision
daily or as appropriate.

Intermediate Care 3 Level (IC3) – Clients have the same level of care needs as IC2 with
additional psychogeriatric severe behavioural problems.  Or clients may have care needs that are
heavier than IC2, but which do not meet the criteria for Extended Care.

Extended Care Level (EC) – Clients have a severe chronic disability and functional deficit and
require 24 hour a day professional care and supervision.
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Home Support

Home support services are provided through Richmond Health Services Society to individuals
living at home; 85% of home support clients are seniors, with those aged 75 to 84 being the
largest users.  Depending on income, clients may pay a contribution toward the costs.  In
Richmond, about 62% of home support recipients do not pay any fee.  There is a trend toward
greater numbers of home support clients and toward higher service utilization by each client due
to higher care and support needs and an increasing seniors’ population.

Richmond Health Services Society also provides home support and home care nursing and
rehabilitation services to clients living at home.  In September 2000, the home support caseload
included 71 clients at the PC level, 505 clients at the IC1 level, 343 at the IC2 level, and 153
clients at the IC3 level.  Some of these clients are waitlisted for facility placement.  These data
are for all home support clients; however 85% of home support clients are seniors.

Home Support Services in Richmond – September 2000

Care
Level

# of Clients  Hours/Month Average Hours per
Client/Month

PC 71            427.50               6.02
IC1 505         3,880.50               7.68
IC2 343         5,978.50              17.43
IC3 153         7,822.50              51.13
EC 74         5,925.00              80.07

The following table demonstrates provincial trends in the shift in home support.  The total
caseload has not increased, but the funding has increased 30% and the overall level of care has
increased.  Thus home support is increasing in depth but not breadth.  Fewer and fewer of those
classified at the Personal Care or Intermediate Care 1 level are receiving support, whereas
increasing numbers of people at the Intermediate Care 2 and 3 and Extended Care level are
remaining in the community and receiving home support.

Home Support Trends in B.C.

Home Support PC IC1 IC2 IC3 EC Total Clients Total $

94/95 cases  1,495,674  1,877,358  1,709,095  1,071,748  1,620,054    7,773,929 $142,532,028

94/95 percentage 19% 24% 22% 14% 21%

97/98 cases     528,520  1,469,834  2,305,634  1,524,171  1,945,984    7,774,143 $184,958,489

97/98 percentage 7% 19% 30% 20% 25% 100% 130%

(Source:  Community for Life, page 11)
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Long Term Residential Care Facilities

There are five publicly funded residential care facilities in Richmond.  The publicly funded beds
include 415 Intermediate Care beds, and 230 Extended Care beds.

Information from Richmond Health Services Society indicates that in September 2000, there
were 217 clients waitlisted for Intermediate Care, and 56 clients waitlisted for an Extended Care
unit.  Clients waitlisted for Intermediate Care may be potential residents for supportive housing.
Clients at the extended care level require assistance with all activities of daily living and
generally use a wheelchair; it is likely that in most cases their support and care requirements
would be too great for a supportive housing model.

The following table demonstrates the changing trends province-wide in residential long term
care.  Like home support, the number of clients being accommodated has not increased, but the
funding has increased by 18% to provide higher levels of care.  There are fewer residents at the
Personal Care or Intermediate Care 1 level and an increasing proportion of clients are
Intermediate Care 3 or Extended Care.

Residential Care Trends in B.C.

Residential Care PC IC1 IC2 IC3 EC Total Clients Total $

94/95 cases           402     2,773         5,528         5,668         2,290         16,661 $437,233,398

94/95 percentage 2% 17% 33% 34% 14%

97/98 cases             78     1,114         6,306         6,529         2,618         16,645 $514,407,052

97/98 percentage 0% 7% 38% 39% 16% 100% 118%

(Source:  Community for Life, page 11)
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Summary

In summary, the growing demand for affordable seniors supportive housing is due to several
factors.  Seniors are  an increasing proportion of the population, increasing the demand for all of
the health care and support services typically used by seniors, including long term care facilities,
home support and home care nursing and rehabilitation services.  According to the B.C.
Association of Private Care, the number of long term care beds has not increased proportionately
with the population and as a result, there are not enough residential care beds to meet the current
need.  Clients now remain in the community with higher support needs than historically, and may
be waitlisted for facility admission in the future.  When clients are admitted to long term care, it
is at higher levels of care than historically.  Concurrently, policy changes regarding eligibility and
allocation of limited resources to meet the growing demand have reduced the hours of home
support and home care nursing and rehabilitation services available to the growing, and
increasingly frail, population living in the community.  These changes and pressures have
resulted in a growing gap between support needs and support provision.

There is a need in Richmond for affordable supportive seniors housing.  The data on population,
community care utilization and income all demonstrate that there is a growing gap between the
need for supports and the provision of supports.  Supportive housing offers an appropriate option
for many seniors currently living in the community who do not wish or who are not ready for a
residential care facility, but who are living at risk in their current situation.
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Summary Facts

• The age of those needing supportive housing is 75 and older; this population will increase by
91% in the next twenty years.

• Currently, seniors (adults aged 65 and older) represent 10% - 11% of the Richmond
population; by 2020 seniors are projected to comprise 21% of the total population.

• The growing demand for affordable seniors supportive housing is due to an increasing
number of frail seniors living in the community who need supports but who are unable to get
their needs met through community-based services and who cannot afford available private
sector supportive housing options.

• Individuals suitable for supportive housing are at risk of moving into an institution earlier
than would otherwise be necessary if an appropriate supportive housing alternative were
available.

• Most seniors do not want to move from their familiar home.  Some seniors may need to move
because their housing does not meet their functional needs as they age.  The decision to move
is typically predicated by some form of critical event.

• The profile of seniors moving into affordable housing includes:  a single woman, aged 75 or
older, who has been renting and who has an after tax income of $20,688 or less.  These
individuals may be living at risk in the community or may move into an institution
prematurely due to lack of appropriate alternatives.

• The average income of seniors in Richmond is $20,688 (1996 Statistics Canada census data).
27.1% of seniors in Richmond live below the Low Income Cut-Off (LICO) which is $14,510
for a single senior in Richmond (Statistics Canada 1998).  Of those using Richmond Health
Services home support, 62% rely on the federal Guaranteed Income Supplement (GIS).
Seniors with no income other than GIS/OAS have an income of $932.84 per month.

• Housing is deemed to be affordable if it is equal to or less than 30% of gross income.  For
seniors who earn less than the average income in Richmond, housing would be affordable if
it cost between $6,206 and $3,358 per year, or $517 and $280 per month.  This is
significantly below current market rents.

• Most seniors in Richmond own their own homes; only 22% of seniors rent their homes.
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• The median price for a detached single family home in Richmond is $302,500
(October 2000).

• The Vancouver/Richmond Health Board has recognized housing as a determinant of health
and has recommended that “the V/RHB increase the range of options for low income seniors
by emphasizing development of affordable seniors supportive housing”.

• Richmond Health Services provides home support and home care nursing and rehabilitation
services to all eligible Richmond residents; seniors comprise 85% of the caseload.  Based on
the total home support caseload in September 2000, approximately 974 seniors received a
total of 20,429 hours of support (an average of about 20 hours per month per person).

• There are 217 Richmond clients waitlisted for the total 415 Intermediate Care publicly
funded facility beds in Richmond, and 56 clients waitlisted for the 230 Extended Care beds.

• In summary, the demographic data indicate that on the basis of population, income, home
support utilization, and facility waitlists, there is a potential demand for affordable seniors
supportive housing that would accommodate a population that is currently using home
support and/or is waitlisted for a facility placement.

Planning and Action

4.1 It is recommended that the City of Richmond, in partnership with Richmond
Health Services, make planning and funding for seniors supportive housing
projects a priority, based on the current and growing demand for seniors
supportive housing in Richmond.  Potential specific initiatives may include:

• The City should work with Richmond Health Services Society to develop a
detailed profile of prospective tenants, based on the profile of residents
currently using home support and home care nursing and rehabilitation
services, and residents who are waitlisted for long term care.

• The City and Richmond Health Services should better define need projections
to 2021.

4.2 It is recommended that the City of Richmond obtain comprehensive demographic
information that would define and describe the range and type of housing and
support needs specifically required in Richmond now and in the future.  This could
include graphics showing current services and gaps, demographic data and
development of needs profiles in partnership with Richmond Health Services.
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5. How can affordable seniors supportive housing be developed in
Richmond?

The development process can be complex and often requires a large, multi-sectoral project
team with the skills and expertise to plan, develop, finance and operate an affordable seniors
supportive housing project.  The leadership role will likely be taken by an organization with
the capacity to provide either the housing or the supports or both.

Recognizing that "affordability" varies with a range of incomes, there are various ways to
make supportive housing less expensive: land acquisition, re-development, zoning
modifications, covenants, financing, and shelter subsidies.  For many Richmond seniors,
affordable supportive housing will require some form of subsidy, which may be means tested
and should be equitable with existing housing and long term care costs.

Discussion

Development Team and Process

The trend in the development of housing projects, particularly affordable housing projects, is that
the development process is becoming more complex than historically.  There now tend to be
more team members involved in a project, contributing land or other resources, or providing
various services to the project during development and at completion.  This is particularly the
case for affordable seniors supportive housing.  For an affordable seniors supportive housing
project in Richmond, the project team might include:

- the project proponent or proponents (such as a housing provider and a service provider),

- developer and/or development consultant,

- BC Housing,

- a landowner,

- other capital funding contributors,

- the City of Richmond, and

- Richmond Health Services.

The projects profiled in Appendix A provide many examples of the process and development
team required to develop a seniors supportive housing project.  In most cases, the municipal role,
if any, is limited to facilitating and supporting project development.
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The leadership role in creating an affordable seniors supportive housing project may vary, but is
most likely to be an organization that has land resources, houses seniors, or provides services to
seniors.  The organization, or partnership of organizations who can provide these components,
are most likely to proactively seek opportunities and to initiate the exploration of a development
solution.

There is a potential role for the City of Richmond in assisting community organizations, by
providing expertise, facilitating meetings, and contributing to the initial stages of project
development.  This proactive partnership approach could bridge the City’s role in establishing
policy related to affordable seniors supportive housing and the City’s role in the development
approval process.  Additionally, the City may wish to take a leadership role in initiating seniors
supportive housing projects, by providing land, pursuing capital funding, or other incentives.

Relative to other housing projects, supportive housing is unique because it is critical that the
operating model be developed and funded in conjunction with the development and funding of
the capital model.  This is necessary to ensure that the project will ultimately meet the needs of
seniors identified during the development phase.  B.C. Housing has initiated several seniors
supportive housing projects in the past year:  the intent was that they would be developed in
partnership with regional health authorities.  However in many cases this has not occurred
because regional health authorities were unable to commit operational funding, and the projects
are being developed as supportive housing without any formal commitment to operating
supports.  B.C. Housing recognizes that many of these projects may be closer to independent
seniors housing or will, in the near future, have only minimal supports as a result of insufficient
planning or funding for the operational model of supports by regional health authorities.

In addition to larger and more complex project development teams, the capital model is
increasingly likely to include complex land acquisition and financing strategies, and may require
flexibility in zoning and municipal costs (as described in the following section).  For the City of
Richmond, this means that City staff need to be able to negotiate on the basis of a clear
understanding of the role and goals of the affordable supportive housing project proponent, and
need to have skills compatible with the development sector in negotiating a viable capital project
arrangement.  Compared with other housing projects, supportive housing projects are likely to
require more staff resources, both in the number of staff and types of skills, and in the time
required.
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Capital Development Model

The capital development of seniors supportive housing is the same as the capital development of
any project in that the costs are based on land acquisition, financing and construction.  However,
relative to other housing, the costs may be higher due to the provision of common amenity areas,
which include a kitchen and dining room, and may include social areas, assisted bathing
facilities, and staff workspace.  Additionally, some features that facilitate aging in place may
increase construction costs:  large elevators, or double elevators (for times when one is out of
service), generous circulation spaces to accommodate mobility aids, and the provision of
assistive and security features, including call systems, and wiring for assistive devices such as
automatic door openers.  These potentially higher costs may result in the provision of relatively
small private units for tenants, in order to compensate for the high cost of common spaces.

Land acquisition

Land acquisition is a significant development cost.  Increasingly, B.C. Housing is supporting
projects in which the land is provided at no cost or at a value below market value.  There are
numerous examples of projects with land contributions, including the newly developed False
Creek Residence Society in Richmond, in which the City of Richmond played a key role in
consolidating and providing the land for a 20 unit social housing project; St. George’s Place in
Vancouver, a 19 unit social housing project in which St. George’s Anglican Church leased the
land to a non-profit society for 60 years at no cost.  False Creek Residence at Steveston and St.
George’s Place were both built as B.C. Housing projects and require an operating subsidy.

There are numerous projects in the City of Vancouver in which the City has purchased land and
leased it at below market value.  Typically, land owned by the City is leased to non-profit
societies for 60 years at 75% of market value.  Both the City of Richmond and the City of
Vancouver also acquire land as a requirement of large scale rezonings, such as the development
of the Terra Nova lands.  Land acquisition through rezonings is typically designated for social
housing, although it may also include public amenities including community centres, schools and
daycares.

Long term land leases are one of the most common strategies for enhancing the affordability of
the land acquisition component, and there is a potential role for the City of Richmond to
proactively acquire sites to be leased for affordable seniors supportive housing projects.  In some
cases, such as in the District of North Vancouver, land may be zoned specifically for seniors
housing.
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The Official Community Plan of the City of Richmond includes recognition of the “proportional
increase in seniors, which will bring with it a growing need for housing forms that support aging
in place... and specialized housing” (page 50).  Additionally, the Official Community Plan
includes a specific policy addressing seniors supportive housing:  “Encourage supported seniors
housing options, such as congregate housing and “Abbeyfield” models” (page 55).  However, at
this time, the Official Community Plan does not place particular emphasis on the need for seniors
supportive housing options relative to other housing and population priorities.  Formal
acknowledgement that seniors supportive housing is a specific housing priority may be
appropriate within the context of the Official Community Plan.

Location is a critical element of land acquisition.  For seniors supportive housing, a location that
offers proximity to community amenities and is located in an appropriate neighbourhood is very
important, to ensure that seniors, many of whom will no longer be driving, are able to participate
in community life and are not isolated in their apartments.

Re-development

There are two types of re-development:  re-development of a site, in which the land is used to
develop new buildings, and re-development of buildings, which are renovated and adapted (both
are discussed in detail in Chapter 6, “What are the key factors in re-development projects?”)

Re-development of existing sites or use of land assets is a proven approach to reducing the
capital costs associated with the land component.  Successful re-development is conditional upon
an appropriate site, including an appropriate location that offers proximity to community
amenities.

The New Vista Society in Burnaby used existing land assets to assign the value of the land to
another site, and B.C. Housing included a lease payment component in the project budget.  The
B.C. Housing Foundation re-developed a site of older and lower density seniors’ housing and
achieved new buildings and additional units.  The phased development approach included selling
off a portion of the site for market housing, from which the Foundation obtained the land value
and percentage of the profits.  The proceeds provided the capital for the construction of new
housing on the remaining portion of the site.  There is a potential role for non-profit
organizations such as churches, cultural organizations, Legions, community associations, and
seniors’ associations with land assets to contribute to the creation of affordable seniors
supportive housing through re-development of existing sites.  There are also opportunities for
private sector landowners with properties that have re-development potential to engage in public-
private partnerships to develop affordable seniors supportive housing.



                                                                                                                                                           
OPTIONS CONSULTING Affordable Seniors Supportive Housing – City of Richmond page 39

While re-development of land can offer significant capital opportunities, re-development of
existing buildings generally may have fewer capital advantages than site re-development, and
may be associated with higher capital risks, due to unanticipated building conditions, upgrade
requirements, design and construction limitations and other building factors.

Zoning and Covenants

The City of Richmond has demonstrated in past projects the use of flexible zoning (such as
Comprehensive Development (CD) zoning) and development agreements and control tools to
assist in the development of housing to meet community needs; these tools can serve to meet the
need for seniors supportive housing.

Zoning can create both opportunities and barriers in terms of affordability.  Zoning can create
opportunities by reducing costs or adding value, such as through density bonuses, which have
been used to reduce capital costs and as an opportunity for affordable financing.  A market high-
rise housing project in the City of Burnaby, City Club, was rezoned to allow for additional
density.  The additional density was used to provide additional apartments which were purchased
at a fixed price by a non-profit society.  The only additional costs to the developer were
construction and so the purchase price was equal to that cost only and did not include any of the
land or project development costs.  The same model was used in Vancouver for the Bloomfield
Gardens project:  the City granted a density bonus to the developer of a private sector housing
project and the bonused space was used to provide six units for a non-profit society to purchase
at a fixed construction price.

Relaxations and exemptions on specific zoning requirements are also tools that can enhance
affordability.  Parking is a common development issue and a good example:  parking standards
and guidelines may not be appropriate for a project that houses seniors who require support.  The
cost of providing the parking, and the space required, might be better used for other project
elements, such as amenity space and features.  Other examples are relaxations of setback
requirements that allow for additional space, or exemptions from code requirements that may be
very costly, such as the level of construction required for spaces designated as “assembly use”.

Zoning can also be a barrier to land acquisition or innovative models of development, and there
is a role for the City of Richmond in eliminating these barriers or providing exemptions for
projects deemed to be of merit.  In 1989 the City of Vancouver amended the Commercial District
(CD zoning) schedules to remove disincentives to building housing above neighbourhood shops;
this is also currently permitted in Richmond.  This has resulted in the development of numerous
projects, both private sector and affordable housing, which have a commercial component to the
project which can be used to reduce total capital costs of the housing component.
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One example is the construction of Constance Court in 1990.  The land was owned by VanCity
Credit Union which had a branch on the property.  The branch was in need of expansion, and the
credit union was evaluating renovation or replacement.  VanCity Enterprises (the wholly owned
development subsidiary of VanCity Credit Union) used the new zoning to provide a new bank
branch with 34 units of non-profit housing above the commercial space.

Restrictive covenants can also be a valuable tool for the City of Richmond, particularly for
public-private partnerships.  Restrictive covenants registered on land title can serve to protect the
interests and intent of the City in providing benefits (such as additional density).  The Bloomfield
Gardens project in Vancouver had several restrictive covenants placed on the property in order to
assure the continued use of the units as affordable housing for people with physical disabilities.

Development agreements can be complex to negotiate.  Development agreements often involve
air rights, lease agreements, sub-leases, property transfers (which may include sub-division or
changes to legal lots), restrictive covenants, zoning exemptions, and other complex mechanisms
to assign ownership, as well as rights and restrictions to the various parties involved in the
development.  Any municipality which is facilitating the development of affordable supportive
housing for seniors will have to be familiar with, and sophisticated in negotiating these
agreements.

Financing

Innovation in financing is difficult to achieve and is often associated with risk.  The costs of
project development must be assumed by the developer until the project is completed and costs
have been recovered through sales or rentals that cover all capital or mortgage costs.

Life leases have emerged as one financing strategy that is targeted to the seniors population.  Life
leases combine equity security with rental:  tenants make a down payment which is refunded in
full at the end of tenure.  They also pay a monthly rent.  The initial down payment is less than the
cost of purchasing a unit, and the monthly rent is less than the cost of renting a unit.  And the
housing investment in terms of the down payment is not exposed to housing market risk because
it is guaranteed that the principal will be repaid in full at the end of occupancy.  However, all
interest earned on the money belongs to the developer.  Life leases are potentially a viable tool
for consideration in creating an affordable development model in Richmond because of the
higher than average proportion of seniors who own their own homes.  In Richmond, 78% of
seniors own their own homes; if they sell their homes to move, they will have access to
significant funds for a life lease.  The median price for a detached single family home in
Richmond is $302,500 (October 2000).
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Grants and loans may also contribute to capital financing.  Some organizations (for example the
Real Estate Foundation of British Columbia), specialize in providing grants to non-profit
organizations involved in real estate projects.  Other organizations (for example VanCity
Enterprises), provide innovative financing models as part of their development mandate.  The
City of Richmond has an Affordable Housing fund which could also be used as a tool for
reducing capital development costs through various funding or financing strategies.  The Greater
Vancouver Regional District has a housing mandate and can access financing on behalf of the
Greater Vancouver Housing Corporation or a municipality at reduced rates through the
Municipal Finance Authority.

Construction Costs

There are very limited opportunities to reduce construction costs.  Pilot projects to reduce
construction costs through labour training programs or through donated materials or
workmanship have had very limited success.

The total construction costs include Development Cost Charges (DCCs), and various municipal
fees and permits.  These costs can become significant, particularly DCCs which are calculated on
the basis of the number of units.  The charges do not vary with the size or market value of the
unit, and are therefore proportionately higher for smaller and more affordable housing units.

The City of Richmond does have the authority to reduce or waive DCCs, but doing so may be
perceived as establishing precedents within the development sector.  This has occurred in some
other municipalities – Angus Place in Summerland (Appendix A) is one example.  Alternatively,
a rebate system based on project criteria could be established as a means of offsetting
Development Cost Charges.  As examples, the Development Cost Charges on several recent
projects ranged from 2% to 7% of the total cost of development.  For the False Creek Residence
Society project in Steveston (profiled in Appendix A), the DCCs comprised 5% of the total
development cost.  For Odlinwood project in Richmond, the DCCs represented 2% of the total
development cost (this project received a City land subsidy).  Fraserwood, a project in Maple
Ridge, paid DCC costs that equalled 6.5% of the total development cost; this project received a
GVRD land subsidy and a grant from the municipality of Maple Ridge.  A recent non-profit
project in Coquitlam paid 7% of total project cost for development cost charges.
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Mechanisms to Enhance Affordability

The goal of increasing the affordability of seniors supportive housing can be achieved through a
range of specific development tools and strategies to reduce capital development costs.  As the
examples in the preceding section demonstrate, several housing projects of various types serve as
examples in the areas of land acquisition, re-development, zoning and covenants, financing, and
construction costs.  Additionally, there are a range of mechanisms to enhance the affordability of
the provision of housing.

Development Approaches

There are some examples in which development conditions and the mix of income levels have
allowed for development models that are affordable to at least a proportion of seniors.   In some
cases of re-development, rents may be more affordable relative to the economic rent for newer
buildings.  At Lions View in Vancouver (refer to Appendix A for further information) re-
development and densification of an existing site allowed for the development of non-subsidized
seniors housing units with economic rents (the rent required to pay the cost of building and
operating the unit) as low as $500 per month for a one bedroom unit (for rent only, excluding
supports).  Seton Villa in Burnaby (refer to Appendix A for further information) was built in 1974
and funded as a personal care facility.  It now operates with 77 units of independent living for
seniors, and 156 units of assisted living.  The economic rents range from $400 to $740 per month
(for rent only, excluding supports), for units that range from 356 square foot bachelor units to 688
square foot one bedroom units.  Both of these cases illustrate that more affordable rents can be
achieved without subsidy, but only under specific circumstances in which the capital costs have
been reduced.  For older buildings, this is often due to the fact that the mortgage costs have been
paid down, reducing the operating costs, and for newer projects, it may be an economic benefit of
re-development.
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There are two capital development models which can offer specific opportunities for enhancing
affordability:  life leases, and commercial space.

Life leases as a capital financing model can enhance affordability by providing a lower cost than
buying an apartment, combined with security of capital preservation.  Because of the high rates
of home ownership among seniors in Richmond, and the relatively high property values, life
lease models may provide an affordable capital approach for a proportion of seniors in need of
supportive housing, particularly those who are “house rich and income poor”.

Commercial and office space within a seniors supportive housing project can be sold or leased to
generate additional capital revenues, as previously noted in the discussion of zoning.

Housing Subsidies

As previously noted, the data on seniors’ incomes indicate that for seniors who earn less than the
average income in Richmond, housing would be considered affordable if it costs not more than
30% of their income.  This figure is significantly below current market rents, indicating that, in
most cases, the costs of developing housing cannot be recovered through economic rent without
subsidies of some type, either to reduce capital costs, or to subsidize the amortization and
operating costs.

Subsidies are available through BC Housing in two forms:  projects developed through the
HOMES BC program are provided with an annual operating budget that includes rent subsidies
and BC Housing provides rent supplements, in some cases to specific projects.  Norgate House, a
project in North Vancouver that was developed as affordable housing for seniors and people with
physical disabilities, was developed without any public funding except for rent supplements
provided for a few units.  Affordability was enhanced by the provision of the land by the District
of North Vancouver as a lease on favourable terms.  With either a rent supplement or an
operating subsidy, the full difference between the tenant rent contribution and the economic rent
is funded.

For seniors, there is the Shelter Aid For Elderly Renters (SAFER) program which provides a rent
supplement for low income seniors who pay more than 30% of their income on rent.  This
program is administered by BC Housing and provides rent supplements to 12,000 seniors
throughout the province.  However, the program has maximum rent levels which have not
increased with market rents.  The current caps are $520/month for a single person and
$575/month for couples.  The supplement varies based on income and rent paid; the average
supplement actually paid is $130 per month.  A SAFER subsidy can result in an outstanding gap
between the subsidy, what the tenant should pay based on income and what the tenant is actually
required to pay in order to fund the actual rent.
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It is important that the housing model be financially viable based on a range of tenant incomes.
Rents should be based on a rent-geared-to-income formula.  The rents should assure equitable
costs comparable to seniors social housing7 and the client cost contributions paid in residential
care facilities because these are the two housing and care alternatives that complement the role
and position of affordable seniors supportive housing.

Because affordability represents a range of incomes, many projects, particularly those that are not
subsidized, are based on housing tenants with a range of incomes so that the higher rents generate
revenues to offset the lower rents, resulting in an average rental revenue that assures the
economic rent required.

The current BC Housing rent mix formula is 20% deep core need (pay minimum rent based on
income assistance rates), 20% shallow core need (pay minimum rent based on low income), and
40% low end of market rents.  The actual rent subsidies vary with the tenant income and with the
capital costs of the project.  Based on two recent BC Housing projects in the Lower Mainland,
the average tenant rent contribution was $337/month and the average subsidy for each unit was
$903/month, for a total economic rent that averaged $1,240.

In long term care facilities, the client cost contribution, which is intended to cover costs of
housing and food, is based on income.  Most residents pay the minimum rate of $25.60 per day.

                                                
7 “Seniors social housing” is housing units designated for seniors that are publicly subsidized.   
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Summary Facts

• The trend in the development of housing projects, particularly affordable housing projects, is
that the development process can be complex with an increasing number of team members
involved in a project.

• The leadership role in creating an affordable seniors supportive housing project may vary, but
is most likely to be an organization that has land resources, houses seniors, or provides
services to seniors.

• In most cases, the municipal role, if any, is limited to facilitating and supporting project
development.  There is a potential role for the City of Richmond in assisting community
organizations.  Additionally, the City may wish to take a leadership role in initiating seniors
supportive housing projects, by providing land, pursuing capital funding, or other incentives.

• Supportive housing is unique because it is critical that the operating model be developed and
funded in conjunction with the development and funding of the capital model.

• There are very limited opportunities to reduce construction costs.

• Relative to other housing, the costs of supportive housing may be higher due to the provision
of common amenity areas.  Additionally, some features that facilitate aging in place, such as
larger circulation spaces, may increase construction costs.

• In order to increase the affordability of seniors supportive housing, costs need to be reduced
in the areas of land acquisition, financing, and construction.

• Long term land leases or land contributions are one of the most common strategies for
enhancing the affordability of the land acquisition component.

• Re-development of existing sites or use of land assets is a proven approach to reducing the
capital costs associated with the land component.

• Zoning can be a barrier to land acquisition or innovative models of development.
Relaxations and exemptions on specific zoning requirements are also tools that can enhance
affordability.

• Life leases have emerged as one financing strategy that is targeted to the seniors population.

• Rezoning or density bonuses have been used to reduce capital costs and as an opportunity for
affordable financing.  Grants and loans may also contribute to capital financing.

• The costs of Development Cost Charges (DCCs), and various municipal fees and permits can
become a significant part of the capital budget.
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• In some cases of older buildings or re-developed projects, rents may be more affordable than
for newer projects because the mortgage has been paid down, reducing operating costs, or
because of the economic benefits of re-development.

• Life leases as a capital financing model can enhance affordability by providing a lower cost
than buying an apartment, combined with security of capital preservation.

• Commercial and office space within a seniors supportive housing project can be sold or
leased to generate additional capital revenues.

• The costs of developing affordable housing generally cannot be recovered through economic
rent without subsidies of some type, either to reduce capital costs, or to subsidize the
amortization and operating costs.

• Subsidies are available through BC Housing in two forms:  projects developed through the
HOMES BC program are provided with an annual operating budget that includes rent
subsidies, and BC Housing also provides rent supplements.

• For seniors, there is the Shelter Aid For Elderly Renters (SAFER) program which provides a
rent supplement for low income seniors who pay more than 30% of their income on rent.

• Because affordability represents a range of incomes, many projects are based on housing
tenants with a range of incomes so that the higher rents generate revenues to offset the lower
rents, resulting in an average rental revenue that assures the economic rent required.

• “Affordability” varies by resident.  It is important that the housing model be financially
viable based on a range of tenant incomes.  Rents should be based on a rent-geared-to-income
formula.

• The rents should assure equitable costs comparable to seniors social housing and the client
cost contributions paid in residential care facilities because these are the two housing and
care alternatives that complement the role and position of affordable seniors supportive
housing.
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Planning and Action

5.1 It is recommended that, in addition to existing policies regarding seniors
supportive housing, the City of Richmond formally acknowledge seniors
supportive housing as a specific housing priority within the context of the Official
Community Plan.

5.2 It is recommended that the City of Richmond proactively acquire land through
large scale rezonings and other purchase opportunities, and that the City designate
appropriate sites for affordable seniors supportive housing.

5.3 It is recommended that the City’s Corporate Partnerships and Alliances teams and
Urban Development planners, in partnership with Richmond Health Services, take
a leadership role in encouraging and facilitating community partnerships to
develop seniors supportive housing with organizations that may have land assets,
such as churches, Legions, community associations, cultural and ethnic
organizations, and seniors’ associations.

5.4 It is recommended that the City of Richmond explore strategies to encourage
private sector landowners with properties that have re-development potential to
engage in public-private partnerships to develop affordable seniors supportive
housing.

5.5 It is recommended that the City of Richmond offer to assist community
organizations that are taking the leadership role in the development of affordable
seniors supportive housing projects, by providing expertise, facilitating meetings,
and contributing to the initial stages of project development.

5.6 It is recommended that the City of Richmond evaluate potential tools that it can
use to enhance the development affordability of affordable seniors supportive
housing, including zoning changes, zoning relaxations and exemptions; density
bonuses; restrictive covenants; reducing, waiving or rebating development cost
charges; and accessing the Affordable Housing Statutory Reserve Fund of the City
of Richmond.

5.7 It is recommended that the City of Richmond consider a role in facilitating
financing for affordable seniors supportive housing, through the Municipal
Finance Authority or through the Affordable Housing Statutory Reserve Fund of
the City of Richmond.
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5.8 It is recommended that the City of Richmond recognize that the complex and
innovative approaches required to develop and operate affordable seniors
supportive housing will require that the City exercise flexibility and have
development expertise.

Because this is a relatively new type of development, these projects are likely to
require considerable staff resources, both in the number of staff and types of skills,
and in the time required.  The City must have a clear understanding of the role and
goals of the affordable supportive housing project proponent, and needs to have
skills compatible with the development sector in negotiating a viable capital
project arrangement.
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6. What are key factors to consider in re-development projects?

In some cases, the re-development of a site can offer significant capital advantages, although
these may be minimal if a building (as opposed to a site) is re-developed, and the re-
development of buildings often results in functional and design compromises.  Other
advantages of re-development may be less tangible, such as a good location or a building with
positive associations for the potential tenants.

Discussion

There are two types of re-development:

1. Re-development of a site in which land is used to build new buildings.  This may include:

- Demolition of existing, dated seniors housing and replacement with seniors
supportive housing.

- Demolition of other buildings and replacement with seniors supportive housing.

- Development of seniors supportive housing as one component of a larger site re-
development project.

2. Re-development of buildings, which are renovated and adapted.  This may include:

- Upgrading existing seniors housing stock to provide seniors supportive housing.

- Upgrading other types of housing, or other types of buildings to create seniors
supportive housing (for example, an old Eaton’s store – see Timothy Gardens in
Appendix A).

There are advantages and disadvantages to each approach.

For land re-development, the advantages generally outweigh the few disadvantages.
Disadvantages may include the significant additional capital cost of new construction in addition
to the acquisition of land with existing buildings that have to be demolished, and in rare
circumstances, zoning restrictions that limit the development potential of new construction
relative to existing construction.
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For building re-development, the advantages and disadvantages are more evenly weighted.  The
capital cost of site acquisition and building renovation can often nearly equal that of new
construction.  The existing building may require significant upgrades to comply with newer
building codes, and it can be challenging to achieve a functionally optimal design within an
existing building.  Conversely, the re-development of a building can offer less tangible benefits,
such as an ideal location, or a building which has community significance and positive
associations for potential tenants.

The key to any potential re-development is to formally evaluate the re-development potential,
including capital costs and a cost-benefit analysis of development scenarios.  Considerations
include:

 Land asset

 Building condition

 Financial comparison to new site/new construction

Land asset:  The most significant advantage of re-development is that the land has already been
secured.  However, there are several considerations in relation to the land asset.

In some cases, a mortgage may remain outstanding even for a building that has reached the end
of its functional lifespan.  This becomes a cost to be incorporated into the capital funding model.

BC Housing is currently working on a project in Campbell River in which an outdated care
facility is being renovated to become seniors supportive housing.  Because a significant mortgage
remained outstanding, the provincial Treasury Board stipulated that a new use be found for the
building as a condition of funding a new care facility.  Although the renovations will cost less
than new construction, the combined cost of the renovations and mortgage are only marginally
less than new construction, and the quality of the physical design will not be comparable with
new construction of seniors supportive housing.

The size of the land available is another important consideration.  Smaller sites are more difficult
to develop economically, and any additional complexities due to re-development may further
diminish viability.  The re-development of St. George’s Anglican Church in Vancouver (refer to
Appendix A for further information) exemplifies the challenges of meeting multiple needs within
a small site.

The current development potential of the site (based on current zoning) is a factor.  In many
cases, older sites have been rezoned since the initial development, and facility additions or
replacements can be completed to provide greater density and more housing units without
rezoning.
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The rezoning potential of a site can be a key consideration.  While rezoning increases project
cost, time and complexity, it can provide for substantially greater development potential due to
increased density.  Additionally, the rezoning process potentially offers the opportunity to request
additional conditions such as density bonuses, exemptions and relaxations to enhance the
affordability and viability of the project.  This applies equally to new projects as well as to the re-
development of existing sites; however, it is more likely that re-development of an existing site
will require rezoning than the development of a newly acquired site.

The Lions View project in Vancouver (refer to Appendix A for further information) is one
example of highly effective rezoning.  The existing site was consolidated and then a rezoning
was used to sub-divide the land into three separate parcels.  The re-development of the land
involved the phased demolition of all existing buildings and the construction of new housing
providing more appropriate accommodation for a greater number of seniors.

The location of the site is extremely important.  If a site offers a uniquely appropriate location,
such as proximity to amenities or to an infrastructure that includes supports, then the value of the
location should be considered in assessing the relative merits of site redevelopment.  Several
supportive seniors housing projects have been developed on the sites of care facilities which can
provide support services.  This approach can also facilitate aging in place by providing a campus
of care, with a range of housing and care options available.

For projects funded through the HOMES BC program, it is important to recognize that BC
Housing is increasingly looking for partnerships in which the proponent provides an equity
contribution, often the land.  This strategy has allowed BC Housing to build more units because
the Maximum Unit Price (MUP) allocation is reduced by the factor allocated to land.  For
projects such as seniors supportive housing, which have more amenity space than typical social
housing, this means that even with a land contribution, there are no additional funds from BC
Housing to cover the costs of the amenity spaces and equipment, such as kitchens, bathing
facilities, and workspaces for staff.  At this time, these costs are the responsibility of the
organization undertaking the project and must be funded separately as was the case with False
Creek Residence in Steveston (refer to Appendix A for further information).
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Building condition:  In some cases, re-development will mean the demolition of some or all
existing buildings and new construction; in other cases, buildings may be renovated as part of the
re-development process.  The relative costs and benefits need to be assessed, and this includes a
formal evaluation of the building condition.

If a building is upgraded, it will be required to meet current fire and life safety codes; this can
often incur significant costs for the provision of sprinkler systems, seismic upgrading, and other
building infrastructure.

One of the significant considerations in evaluating the re-development of existing buildings is
that while there may be marginal capital savings, there is often a price to pay in terms of the
adequacy of the design.  Often compromises are required in the provision of design features that
support aging in place, and the physical environment may be less supportive and functional than
a new building that has been designed to provide supportive housing.  In many cases of building
adaptations, the structural limitations of the building significantly constrain the design potential
to achieve appropriate design features for aging in place and for the provision of adequate spaces.
Additionally, the capital costs may preclude some functionally desirable renovations.  Often, the
capital funds spent achieve a less appropriate physical environment than equal funds spent on
new construction.  One example of these challenges is Rose Manor in Victoria (refer to
Appendix A for further information) which BC Housing purchased with the intent to renovate the
aging personal care facility into a seniors supportive housing project.  However, as a result of
detailed evaluation of the building, half of it will be demolished and replaced, instead of
renovated as initially planned.

Whether a building is renovated or replaced, an issue with re-development of an existing site is
the disruption to current tenants who must be relocated.  This can cause time delays and incur
costs.  While not a major factor, it should be considered as a component of the re-development
scenarios.

Financial comparison to new site/new construction:  As some of the preceding points and
examples demonstrate, re-development of an existing site, and particularly adaptation of existing
buildings, is not always the most efficient approach.  For all potential re-development projects,
the development options and scenarios should be carefully evaluated and compared, including
comparison with new construction.

In summary, there are both advantages and disadvantages to re-development of existing sites and
existing buildings.  Re-utilization of existing buildings is potentially the most problematic as the
costs may be relatively high with limited “return” in terms of a functionally appropriate building.
Re-development of existing sites offers strong potential, particularly if the site is unencumbered,
well located, and if the site allows for replacement at significantly higher density.
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Summary Facts

• There are two types of re-development:

1. Re-development of a site in which land is used to build new buildings.  This may include:
- Demolition of existing, dated seniors housing and replacement with seniors

supportive housing.
- Demolition of other buildings and replacement with seniors supportive housing.
- Development of seniors supportive housing as one component of a larger site re-

development project.

2. Re-development of buildings, which are renovated and adapted.  This may include:
- Upgrading existing seniors housing stock to provide seniors supportive housing.
- Upgrading other types of housing, or other types of buildings to create seniors

supportive housing (for example, an old Eaton’s store – see Timothy Gardens in
Appendix A).

• The first consideration in any potential re-development is to formally evaluate the re-
development potential, including capital costs and a cost-benefit analysis of development
scenarios.  Key considerations include:

 Land asset

 Building condition

 Financial comparison to new site/new construction

• There are several considerations in relation to the land asset:  any outstanding mortgage; the
size of the land; the current development potential and rezoning potential; site location;
project funding formula and funding of common amenities.

• In terms of building condition considerations include:  formal evaluation of building
condition; fire and life safety upgrade requirements; quality of renovated or adapted space;
and disruption to tenants or displacement of tenants.

• Financial comparison to new site/new construction:  for all potential re-development projects,
the development options and scenarios should be carefully evaluated and compared,
including comparison with new construction.

• In summary, there are both advantages and disadvantages to re-development of existing sites
and existing buildings.  Re-utilization of existing buildings is potentially problematic as the
costs may be relatively high with limited “return” in terms of a functionally appropriate
building.  Re-development of existing sites offers strong potential, particularly if the site is
unencumbered, well located, and if the site allows for replacement at significantly higher
density.
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Planning and Action

6.1 It is recommended that the City of Richmond encourage organizations with land
assets who wish to explore re-development by providing direction and
information, by discussing potential incentives, and by exploring partnership
opportunities.

6.2 It is recommended that the City of Richmond explore strategies, such as use of the
Affordable Housing Fund, to compensate for the capital costs associated with
project amenity and support spaces that are not funded by BC Housing.

6.3 It is recommended that for re-development projects that involve the renovation of
existing buildings, any design guidelines should make provision for evaluation of
the design capacity to appropriately meet residents’ needs and accommodate
aging-in-place.
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7. How can the provision of supports be made more affordable?

“Affordability” varies within a range of incomes.  The model of supports can be structured to
be more affordable by consolidating existing services, by block funding of service delivery,
utilizing existing community based services, such as Meals on Wheels, and ensuring that the
supports do not diminish residents’ capacity for independence.  By providing supports at the
margin of need and subsidizing on a means tested basis, the provision of supports will balance
affordability and adequacy of supports.

Discussion

There are few effective strategies to enhance the affordability of supports.

The cost of supportive housing models varies widely.  In the private sector, congregate care can
cost up to $4,000 per month.  In the non-profit sector, costs for rent and supports combined range
depending on the level and type of supports.  Examples of affordable models for the costs of rent
and supports include $1,075 (Angus Place in Summerland), $880 to $995 for the Good
Samaritan Wedman House assisted living model in Edmonton, and $1,295 for the assisted living
model at Seton Villa in Burnaby.  (Please refer to Appendix A for further information on these
projects.)  The level and type of care vary in these models, as does the quality of the housing.

In order to be affordable, the cost of the services must leave each resident with sufficient funds to
pay for items not included (such as groceries for preparing their own breakfasts and lunches) as
well as adequate funds for expenditures on personal goods, services and activities.  The Good
Samaritan assisted living model costs $995/month for all services, including three meals daily.
Alberta seniors on the Guaranteed Income supplement have a monthly income of $1,050, leaving
them with $100/month for personal expenditures.  In B.C., a senior on OAS/GIS receives
$933/month.  If that individual were in a long term care facility, their monthly client cost
contribution would be $779 (based on $25.60/day) leaving them with $154/month for personal
expenditures.  These examples are intended to demonstrate the considerations and actual amounts
of funds available, when evaluating the combined cost of housing and supports relative to seniors’
total incomes and personal expenditure requirements.



                                                                                                                                                           
OPTIONS CONSULTING Affordable Seniors Supportive Housing – City of Richmond page 56

Campus of Care Approach

Some supportive housing programs are made more affordable because they are part of a campus
of care and the supports can be integrated with the larger operations, creating operational and
financial efficiencies.  For example, one campus in the Northwest Territories includes a nursing
home, supportive housing and a community centre.  The residents of the supportive housing can
have their meals in the nursing home if they wish, and can count on the staff who are there for
24-hour back-up.  In addition, they can participate in any of the activities going on in the
community centre, a few metres away.  Thus, they have the benefits of both daily supports and
activities, although no special kitchen or dining room was built as part of their housing, and no
activation staff are dedicated to their complex.  Another example of a campus is in Saskatoon,
where there is a four-storey long term care facility, as well as a rehabilitation centre and other
professional services and a  “village” of  group homes on one site.  Residents of the group homes
have the benefit of being able to access an array of therapists and professionals, because there is a
large enough critical mass of clients on one site to support them, whereas, if the group homes
were isolated in the community, this would not be the case.

Public Subsidy Approach

The most common and effective means of making supports affordable is through public funding
or public subsidy for the program of supports.  Because “affordability” represents a range, means
testing is commonly used to assess clients’ ability to pay, ensuring that the services are affordable
for each client within their means.  Such means testing exists at this time for home support in the
community, as well as for the daily client cost contribution in long term care.  This is one
strategy that would be effective as a tool for ensuring and enhancing the affordability of supports.

One specific strategy for more effective use of public funding is “block funding” or “cluster care”.
For seniors living in the community, each senior works with their own case manager and is
provided with home support and home care through Richmond Health Services or a contracted
agency.  In some cases, such as large apartment buildings, there may be several homemakers from
different agencies accessing the building for individual clients. When the total hours of supports to
clients in the building are “block funded” the supports required for individual clients are pooled
and provided by one agency and one or two staff instead of many.  This allows for greater
efficiency in utilization by reducing the overhead and travel time of multiple staff accessing the
same site for brief visits.

The recently completed review of Continuing Care, Community for Life, has noted the
challenges faced by regional health authorities in responding to increasing and changing
community health care needs without a matching increase in funding.  The report has
recommended the provision of more housing options to “help reduce the number of individuals
living at-risk in the community, or entering residential facilities that provide more care than they
need” (page 20).  Both supportive housing and assisted living were recognized as appropriate
solutions.
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Because Richmond is a large community with rich resources including services for seniors, there
is strong potential to utilize existing community resources and to integrate existing services into
the model of support services.  This may allow for some efficiencies and partnerships that will
reduce the cost of providing programs.  (Appendix B provides an inventory of community
resources.)  For example, a large kitchen providing meals may also be used as the base for a
Meals on Wheels program, or existing community programs may be able to provide social and
recreational programming.  Partnerships with existing community service providers should be
actively pursued at the program development stage as a means of achieving both efficiency and
community integration.  Duplication of services should be avoided.

Summary Facts

• There are few effective strategies to enhance the affordability of supports.

• The cost of supportive housing models varies widely depending on the type of housing and the
range and type of supports provided.  In the private sector, congregate care can cost up to
$4,000 per month.  In the non-profit sector, costs for rent and supports combined range
depending on the level and type of supports, with some lower cost models starting at less than
$1,000/month.

• In order to be affordable to low income seniors, the cost of the services must leave each
resident with sufficient funds to pay for items not included (such as groceries for preparing
their own breakfasts and lunches) as well as adequate funds for expenditures on personal
goods, services and activities.

• The most common and effective means of making supports affordable is through public
funding or public subsidy for the program of supports.  Because “affordability” represents a
range, means testing is one strategy that would be effective as a tool for ensuring and
enhancing the affordability of supports.

• One specific strategy for more effective use of public funding for support services is “block
funding” or “cluster care”.

• Partnerships with existing community service providers should be actively pursued at the
program development stage as a means of achieving both efficiency and community
integration.  Duplication of services should be avoided.
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Planning and Action

7.1 It is recommended that the City of Richmond support and encourage supportive
housing project proponents in the development of affordable support services.
This may be achieved by facilitating linkages among community organizations,
providing some type of ongoing funding support (such as a property tax exemption
or other measures), and by supporting organizations in the development of
appropriate and affordable support models to the greatest extent feasible.
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8. What are the regulatory and operational considerations?

Because seniors supportive housing is a relatively new concept, there are aspects that are still
being clarified, including licensing, the applicability of the Residential Tenancy Act, “exit
policies”, institutional drift, and tenant selection.  All of these areas involve responsibilities,
liabilities and protections related to consumers, service providers, and funders.

Discussion

Seniors supportive housing is an emerging model, and there are regulatory and operational
implications that have been identified in both for-profit sector and non-profit sector projects.
Some of the issues have already been identified.  Regulatory and operational considerations
include:

• Capital cost limitations

• Operational cost limitations

• Licensing (Ministry of Health)

• Consumer protection

• Matching the program of supports to the tenant profile

• Respective roles of housing funder/operator and support funders in tenant selection

Capital cost limitations are an issue because of the gap between what is considered housing and
what is considered amenities for supports.  This is particularly an issue for projects funded
through BC Housing programs.  For two years, BC Housing has been working in a leadership
role to achieve community partnerships and create affordable supportive seniors housing.  One of
the issues that has emerged is that BC Housing does not fully fund the non-shelter portion of
housing, such as the cost of centralized facilities for assisted bathing, large scale kitchen
facilities, staff workspace and other amenities that relate to the provision of supports.  In a few
projects, the Ministry of Health has contributed capital funding toward these types of projects, as
most non-profit organizations are not in a position to make significant capital contributions
(other than land assets which they already have).
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Operational cost limitations are a factor in developing a model of supports that is both
appropriate to the tenant profile and financially viable.  Both the housing and the program of
supports must be affordable within the broader housing and health context.  Affordability
depends on income levels, and on the relative costs of alternatives, including home support,
home care nursing and rehabilitation services, and long term care facility placement.

Housing subsidies range with tenant income, unit size, and overall cost of each project.  Based on
two recently completed BC Housing projects in the Lower Mainland, the average subsidy has
been $903/month per unit, in addition to tenant rent based on 30% of income.  The average
tenant contribution for those same projects has averaged $337/month per unit.

In Vancouver/Richmond, the overall average cost of multilevel care long term care beds is about
$120 per day, plus the client cost contribution of at least $25.60 per day.  This equals a public
expenditure of $3,650/month and a personal contribution of $779/month, for a total cost of
$4,429/month.

The total cost of a supportive housing model includes tenant rent, housing subsidy, tenant
contribution toward supports and public funding of supports.  A supportive housing model in
which the total cost of these is less than $4,429/month represents a public savings if it serves as a
substitutionary model to defer or replace long term care facility admission.

Licensing can become an issue as health care services are provided, and as services are linked to
a site, rather than being delivered in individual’s homes.  Buildings deemed to be health care
facilities are licensed under the Community Care Facilities Act.  This issue as it pertains to
supportive housing has been identified and is being addressed at the policy level by various
government ministries.  In most cases, supportive housing is not licensed, although there are
specific examples of programs that are both licensed and unlicensed.  The recently developed
project by False Creek Residence Society in Steveston is licensed because of residents’ care
needs.  Seton Villa in Burnaby (see Appendix A) is also licensed for the supportive
housing/assisted living component.

As alternatives to licensing, some supportive housing models use managed risk agreements or
exit policies to ensure that there is adequate balance and protection for both residents and
operators in relation to responsibilities and risks (see “Wedman House” in Appendix A).  A
project in the planning stages in Burnaby (New Vista Society) is to be an assisted living model.
This model is based on the use of managed risk agreements and service provider agreements as a
substitute for licensing.
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This arrangement would parallel what happens in the community, where seniors often are
unwilling to leave their home and prefer to live at risk, or choose to move only after a crisis or
considerable consultation with their family and their case manager.

The objective of licensing is to ensure adequate protection of both consumers and staff.
However,  licensing is generally viewed as undesirable for supportive housing, because the
requirements of licensing regulations can conflict with the goal of a social model of health and of
tenured housing.  Additionally, for housing agencies, including BC Housing, a licensed facility
does not fit the criteria of housing, and there can be concerns on the part of capital funders that
the capital costs of a licensed facility should be funded within the domain of the Ministry of
Health.

Consumer protection for seniors in supportive housing projects emerged as a key policy issue in
British Columbia’s 1999 Supportive Housing Review.  It was noted that neither the Residential
Tenancy Act nor the Community Care Facilities Act (licensing) was written with supportive
housing in mind and that their applicability and suitability in relation to consumer protection for
seniors in supportive housing needs to be reviewed to ensure that security of tenure is
appropriately balanced with the need to address changes in tenants’ abilities.

Some supportive housing projects are exempt from the Residential Tenancy Act because the
housing and the services are bundled and offered as a hospitality model or because the tenure
model is not rental (such as life leases).  The Supportive Housing Review report further states
that residents of supportive housing might be more dependent and vulnerable than occupants of
housing where no services are provided; therefore they may be in greater need of appropriate
consumer protection mechanisms.  It was noted that appropriate consumer protection
mechanisms should not reduce the autonomy of clients.  To date, no formal mechanisms have
been introduced; this remains an outstanding policy issue in B.C.  For those parties developing
supportive housing, careful consideration is warranted in developing appropriate consumer
protection policies and practices relative to project programs and operations.

Respective roles of housing funder/operator and support funders in tenant selection: As
previously noted, any agencies that provide funding, direct support, or have a role in the
provision of housing and supports, are potential stakeholders in establishing the criteria for tenant
selection and being involved in tenant selection.  Specifically, if Richmond Health Services is
contributing direct funding for the provision of supports, there is the potential that it would be
appropriate for them to have a role in tenant selection, consistent with their role in assessing
home support clients, and in managing the long term care waitlists for facility placement.
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In terms of tenant selection, there are two issues:  who is selected, and who makes the selection?
Tenant selection criteria are required in order to ensure that the housing and supports are provided
to those who need them.  Formal assessment criteria may be appropriate and may be developed
similarly to the housing need point score system typically used by non-profit housing providers.  If
the supportive housing model is funded by Richmond Health Services, then it is reasonable to
recognize that the partner providing the supports has a stake equal or greater than that of the
housing provider in tenant selection.  It should be anticipated that the provision of public funding
for supports may be contingent on a role in tenant selection, which may include use of existing
client assessment criteria.

Matching the program of supports to the tenant profile: The risks of “institutional drift” and of
progressively increasing care and support requirements need to be considered.  The tenant profile
must match the program of supports and there must be clear policies and practices in tenant
selection and identification of tenants who can no longer be safely or appropriately
accommodated.  Tenant selection and the issue of “exit policies” are both potentially contentious
issues in supportive housing for seniors.  While the goal is to support residents to age in place,
there is a stage at which the support model cannot sustain the level of support required and
placement in a residential care facility is required.

“Institutional drift” has been documented in many of the non-profit seniors’ housing projects:
buildings were initially occupied by seniors aged 65, but now tenants have aged in place and the
average age is much higher.  The trend in many projects has been to fill vacancies with tenants
who resemble the current tenants, as opposed to the initial tenants.  Cumulatively, the result is
toward an overall level of higher need, which would potentially be a problem in an affordable
supportive seniors housing project.  Again, clear tenant selection criteria would be valuable to
safeguard against “institutional drift” and the risk of housing a population whose needs cannot be
adequately or safely met within the support model.

“Exit policies” is a term used commonly by private sector congregate housing operators in
reference to the need to move some tenants to other settings when their profile no longer fits with
the program of supports.  Within an affordable supportive housing project, there are two
considerations: the provision of housing and the provision of supports.  In most cases, the
supportive housing project will be deemed “housing” under the Residential Tenancy Act,
assuring the residents security of tenure.  However, if the support model can no longer meet a
tenant’s needs, then the tenant may need to move to another location where safe and adequate
care and support can be provided.  This can present a difficult challenge, as it does in the
community – some residents will choose to live at risk rather than move to an institutional
setting.  This is of particular concern if the tenant poses a potential risk to other tenants or to the
building (for example, a tenant with dementia who may leave the stove on, or whose behaviour
starts to become aggressive).  Policy or practices to address this must relate to the provision of
supports as they cannot conflict with tenants’ rights under the Residential Tenancy Act.
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Summary Facts

Regulatory and operational considerations include:

• Capital cost limitations – there are no established funding formulas for the cost of the
amenity and support spaces.

• Operational cost limitations – funding models for the supports have not been established and
it is very difficult to sustain affordability without public subsidy.  In Vancouver/Richmond,
the overall average cost of long term care beds is about $120 per day, plus the client cost
contribution of at least $25.60 per day.  This equals a public expenditure of $3,650/month
and a personal contribution of $779/month, for a total cost of $4,429/month.  The total cost of
a supportive housing model includes tenant rent, housing subsidy, tenant contribution toward
supports and public funding of supports.  A supportive housing model in which the total cost
of these is less than $3,821/month represents a public savings if it serves as a short or long
term substitution for residential care.

• Licensing – as the type and range of supports increase and include health care, licensing can
become an issue.  Health care facilities are licensed under the Community Care Facilities Act.

• Consumer protection – licensing is one consumer protection mechanism; other issues include
security of tenure and exit policies.

• Matching the program of supports to the tenant profile - clear tenant selection criteria would
be valuable to safeguard against “institutional drift” and the risk of housing a population
whose needs cannot be adequately or safely met within the support model.  If the support
model can no longer meet a tenant’s needs, then the tenant may need to move to another
location where adequate care and support can be provided.  This can present a difficult
challenge, as it does in the community – some residents will choose to live at risk rather than
move to an institutional setting.  Policy or practices to address this must relate to the
provision of supports as they cannot conflict with tenants’ rights under the Residential
Tenancy Act.

• Respective roles of housing funder/operator and support funders in tenant selection - in terms
of tenant selection, there are two issues:  who is selected, and who makes the selection?
Tenant selection criteria are required in order to ensure that the housing and supports are
provided to those who need them.  It should be anticipated that the agency providing support
funding will expect a role in tenant selection.
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Planning and Action

8.1 It is recommended that the City of Richmond clearly understand the development
and operational implications of various regulatory and operational considerations,
and how they may impact the City’s role and objectives.  This may include
licensing, operational funding, and capital funding.
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9. What can the City of Richmond do to encourage seniors supportive
housing?

The City of Richmond can encourage and support seniors supportive housing initiatives in
Richmond by setting short and long term goals, policies, and priorities to ensure a range of
supportive housing solutions, based on community needs, that vary in terms of affordability
and level of support.  To achieve this goal, the City will need to work in partnership with other
key stakeholders such as Richmond Health Services and BC Housing or other agencies which
provide capital and operational funding for affordable supportive seniors housing.

Discussion

Demand for Seniors Supportive Housing

The City of Richmond should recognize the current and increasing future demand for supportive
seniors housing in the community.  This is due to several factors, discussed in Chapter 4 and
summarized in the following table.

SECTOR CURRENT STATUS FUTURE STATUS

Seniors’ Population • Seniors now comprise 10.2% of the
total population in Richmond.

• There are now 18,174 seniors in
Richmond

• Seniors will comprise 21% of the
population of Richmond by 2020.

• By 2020 there will be 42,452 seniors
in Richmond.

Seniors’ Incomes • The average gross annual income of
seniors in Richmond is $20,688.

• More than half of all seniors cannot
afford the cost of private sector
supportive housing, which is about
$31,000 to $37,000 per year.

• The proportion of seniors who cannot
afford market supportive housing will
likely remain unchanged.

Home Supports • Trend toward fewer supports for
seniors with lower levels of need, as
limited resources are concentrated on
those with greatest need.

• Increasing gap between services
needed and services provided,
increasing demand for supportive
housing as an alternative.

Residential Facility
Care

• Trend toward admission of residents
with higher care levels.

• Longer waiting lists:  in Richmond
there are currently 217 intermediate
care clients waitlisted for 415 beds.

• Residential care facility construction
is not expanding to meet population
needs and role is changing to meet
only highest needs, contributing to
demand for supportive housing as an
alternative.

(Continued on next page)
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SECTOR CURRENT STATUS FUTURE STATUS

Affordable Seniors
Housing

• There are currently 873 units of
subsidized seniors housing in
Richmond.

• The SAFER program provides a rent
supplement but it is capped and
creates an affordability gap.

• It is likely that there will be less
construction of affordable housing
and increased reliance on rent
subsidy programs.  If current trends
continue, this will result in increasing
demand for supportive housing as the
capped housing subsidies become
less attractive than the affordable
seniors supportive housing projects.

Market Seniors
Supportive Housing

• There are currently 100 units of
market seniors supportive housing in
Richmond.

• The private sector market will
continue to expand to meet market
demand for seniors who can afford
market supportive housing.

Affordable Seniors
Supportive Housing

• There are currently 0 units of
affordable seniors supportive housing
in Richmond.

• There is a significant current demand
for this option – estimated to be in
the range of 500 units.

• The demand for affordable seniors
supportive housing will increase for
two reasons:

• It is a desirable alternative for the
growing seniors’ population.

• The demand will increase faster than
the rate of seniors’ population growth
due to reduced availability of
subsidized housing, home supports,
and residential facility care.

Affordable Seniors Supportive Housing Models

There is no single ideal model of seniors supportive housing.  The appropriate model of housing
and supports depends on the profile of the residents to be accommodated – particularly in relation
to income; the levels and types of supports required; the model of supports that can be
appropriately and affordably provided; the development conditions including location, proximity
to amenities and services, and capital cost considerations.  Supportive housing is part of a
continuum of housing and care options that bridge living independently at home and living in a
long term care facility.  Different models are appropriate to different circumstances and
development conditions.
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City Roles and Partnerships

Based on this report, it is not assumed that the City of Richmond will directly undertake the
planning and development of seniors supportive housing projects.  The City may undertake a
leadership role in some initiatives, but in many cases, the role of the City will be to encourage,
support and facilitate potential supportive housing projects being developed by private sector
developers and community organizations.

There are many potential roles for the City of Richmond to contribute to the planning,
development and completion of seniors supportive housing initiatives in Richmond.  One role is
to create an enabling environment.  Another role is to be proactive.  The recommendations
throughout this report, and summarized on the following pages, are addressed to the City of
Richmond.

Richmond Health Services

The role of the City will be complemented by the role of Richmond Health Services:  both parties
could have a considerable role in the practical, regulatory and financial aspects of planning and
developing seniors supportive housing projects.

Other Stakeholders

Groups that may have a leadership role are organizations with expertise in planning and
developing housing, including seniors supportive housing, organizations that have expertise and
capacity in the provision of support services, and organizations that have expertise in the
operation of seniors supportive housing.  Other potential project partners are organizations with
land assets.  It is likely that in many cases, projects will require partnerships with a range of
stakeholders.
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City of Richmond Role in Creating an Enabling Environment

Specific actions which the City may wish to consider as immediate priorities include:

Priorities

• Place priority on a City leadership role in facilitating and supporting seniors supportive
housing partnerships (recommendation 5.3).

• Place priority on planning and funding of seniors supportive housing projects
(recommendation 4.1).

• The City may wish to proactively communicate with community organizations and private
sector developers that affordable seniors supportive housing is a planning and development
priority.

Resources

• Formally acknowledge affordable seniors supportive housing as a specific housing priority in
the Official Community Plan (recommendation 5.1).

• Development of planning and design resources, including design guidelines and an annotated
bibliography of planning and design resources (recommendations 3.1 and 3.2).

• A City leadership role may include the provision of staff resources to support meetings,
research and planning, assistance and partnership in applications for grants, facilitation of
partnership building, and assistance in defining the model of housing and supports that will
appropriately meet the needs identified by the City of Richmond.

• Pursue land acquisition opportunities through rezonings or other circumstances
(recommendation 5.2).  Sites may be zoned for seniors supportive housing or used as the
basis for a competitive proposal call for an affordable seniors supportive housing project.
This document may be used as the basis for establishing the terms and conditions for a
proposal call.

• Identify and evaluate potential tools to contribute to affordability of seniors supportive
housing (recommendation 5.6).  These may include, but are not limited to, rezonings, density
bonuses, zoning relaxations and exemptions, covenants, reductions, waivers and rebates of
development cost charges, property taxes and other City revenues, and loans or contributions
from the City’s Affordable Housing Statutory Reserve Fund.
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City of Richmond Role in Proactive Initiatives

In addition to creating an environment that supports the development of affordable seniors
supportive housing, the City of Richmond could proactively engage in the development of one or
more seniors supportive housing projects.  It is recommended that the City consider the following
approach as a means of developing an initial project model in Richmond:

1. The City and Richmond Health Services should better define need projections to 2021.

2. The City should work with Richmond Health Services Society to develop a detailed profile of
prospective tenants, based on the profile of residents currently using home support and home
care nursing and rehabilitation services, and residents who are waitlisted for long term care.

3. The City of Richmond and Richmond Health Services should work in partnership with the
successful project team to develop affordable seniors supportive housing.

4. The City of Richmond should secure appropriate sites for seniors supportive housing, or
engage in a partnerships with organizations which own appropriate land.

5. Based on the profile of prospective residents, the City of Richmond, in partnership with
Richmond Health Services, should identify the terms of an operational model of support
services, to be used as the basis for a competitive proposal call.  The support model should be
based on the principles, practices and affordability data described in this report.

6. The City of Richmond should identify the terms of the capital development model, based on
the specific site, and including the terms of site acquisition, and design criteria, based on the
tenant profile, and design criteria as outlined in this report.  The capital development model
should include specific tools that the City may use to enhance the capital affordability, as
outlined in this report.

7. The City of Richmond, in partnership with Richmond Health Services, and landowners if
any, should issue proposal calls for organizations (private sector or non-profit organizations,
or as specified by the City) to provide seniors supportive housing in accordance with the
development and operational terms defined.

8. Following completion, it is recommended that projects be formally evaluated to ensure that
“lessons learned” can be incorporated into subsequent projects.
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Summary of Facts

• There is a significant current and growing future demand for affordable seniors supportive
housing in the City of Richmond.

• There is no single “ideal” model of seniors supportive housing.  Different models are
appropriate to different circumstances and development conditions.

• Based on this report, it is not foreseen that the City of Richmond will directly undertake the
planning and development of seniors supportive housing projects.  The City may assume a
leadership role in some initiatives, but in many cases, the role of the City will be to
encourage, support and facilitate potential supportive housing projects being developed by
private sector developers and community organizations.  The role of the City will be
complemented by the role of Richmond Health Services; both parties could have a
considerable role in the practical, regulatory and financial considerations to be addressed in
the planning and development of seniors supportive housing projects.

• Specific actions and priorities for the City of Richmond have been identified and described
for consideration.
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Planning and Action – A Summary

The following recommendations for planning and action have been presented in the relevant
sections throughout the report.  This summary consolidates the recommendations for reference.

1.1 It is recommended that the City of Richmond adopt the following definition of
seniors supportive housing:

“Supportive housing combines a supportive and appropriate physical
environment designed for privacy and independence, with a social model of
flexible supports and assistance including emergency call, meals, and access
to personal care and professional health care as required.”

This definition should be used to guide and inform City planning and actions
related to seniors supportive housing initiatives.

2.1 It is recommended that the City’s role in facilitating, supporting and developing
seniors supportive housing, should ensure that the support model (range and type
of supports, cost of supports) is considered as an integral component of project
design and development.

2.2 It is recommended that in facilitating and evaluating potential seniors supportive
housing projects, the City of Richmond ensure that the model of support services
is grounded in values of residents’ personal autonomy, self-determination and
independence.

2.3 It is recommended that in facilitating and evaluating potential seniors supportive
housing projects, the City of Richmond ensure that support services are flexible
and individualized to provide for each tenant at their margin of need.  Supports
should include:

• provision of 24 hour on call emergency response

• at least one meal a day

• access to personal care and health care

• social and recreational opportunities

• availability of laundry and housekeeping
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3.1 It is recommended that the City of Richmond establish general development and
design guidelines for seniors supportive housing.  The guidelines should address:

• the provision of personal, private space and amenities

• common space and amenities

• be flexible

• be based on a defined program of supports

• ensure flexibility of future use and specific development conditions

• require the provision of design features that support aging-in-place

• recognize that for a supportive housing project that has minimal supports,
greater amenities should be provided within residents’ dwelling units

3.2 It is recommended that the City of Richmond develop an annotated bibliography of
design references and other resources for wheelchair accessibility and aging in
place.

4.1 It is recommended that the City of Richmond, in partnership with Richmond
Health Services, make planning and funding for seniors supportive housing
projects a priority, based on the current and growing demand for seniors
supportive housing in Richmond.

4.2 It is recommended that the City of Richmond obtain comprehensive demographic
information that would define and describe the range and type of housing and
support needs specifically required in Richmond now and in the future.  This could
include graphics showing current services and gaps, demographic data and
development of needs profiles in partnership with Richmond Health Services.

5.1 It is recommended that, in addition to existing policies regarding seniors
supportive housing, the City of Richmond formally acknowledge seniors
supportive housing as a specific housing priority within the context of the Official
Community Plan.

5.2 It is recommended that the City of Richmond proactively acquire land through
large scale rezonings and other purchase opportunities, and that the City designate
appropriate sites for affordable seniors supportive housing.
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5.3 It is recommended that the City’s Corporate Partnerships and Alliances teams and
Urban Development planners, in partnership with Richmond Health Services, take
a leadership role in encouraging and facilitating community partnerships to
develop seniors supportive housing with organizations that may have land assets,
such as churches, Legions, community associations, cultural and ethnic
organizations, and seniors’ associations.

5.4 It is recommended that the City of Richmond explore strategies to encourage
private sector landowners with properties that have re-development potential to
engage in public-private partnerships to develop affordable seniors supportive
housing.

5.5 It is recommended that the City of Richmond offer to assist community
organizations that are taking the leadership role in the development of affordable
seniors supportive housing projects, by providing expertise, facilitating meetings,
and contributing to the initial stages of project development.

5.6 It is recommended that the City of Richmond evaluate potential tools that it can
use to enhance the development affordability of affordable seniors supportive
housing, including zoning changes, zoning relaxations and exemptions; density
bonuses; restrictive covenants; reducing, waiving or rebating development cost
charges; and accessing the Affordable Housing Statutory Reserve Fund of the City
of Richmond.

5.7 It is recommended that the City of Richmond consider a role in facilitating
financing for affordable seniors supportive housing, through the Municipal
Finance Authority or through the Affordable Housing Statutory Reserve Fund of
the City of Richmond.

5.8 It is recommended that the City of Richmond recognize that the complex and
innovative approaches required to develop and operate affordable seniors
supportive housing will require that the City exercise flexibility and have
development expertise.

Because this is a relatively new type of development, these projects are likely to
require considerable staff resources, both in the number of staff and types of skills,
and in the time required.  The City must have a clear understanding of the role and
goals of the affordable supportive housing project proponent, and needs to have
skills compatible with the development sector in negotiating a viable capital
project arrangement.
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6.1 It is recommended that the City of Richmond encourage organizations with land
assets who wish to explore re-development by providing direction and
information, by discussing potential incentives, and by exploring partnership
opportunities.

6.2 It is recommended that the City of Richmond explore strategies, such as use of the
Affordable Housing Fund, to compensate for the capital costs associated with
project amenity and support spaces that are not funded by BC Housing.

6.3 It is recommended that for re-development projects that involve the renovation of
existing buildings, any design guidelines should make provision for evaluation of
the design capacity to appropriately meet residents’ needs and accommodate
aging-in-place.

7.1 It is recommended that the City of Richmond support and encourage supportive
housing project proponents in the development of affordable support services.
This may be achieved by facilitating linkages among community organizations,
providing some type of ongoing funding support (such as a property tax exemption
or other measures), and by supporting organizations in the development of
appropriate and affordable support models to the greatest extent feasible.

8.1 It is recommended that the City of Richmond clearly understand the development
and operational implications of various regulatory and operational considerations,
and how they may impact the City’s role and objectives.  This may include
licensing, operational funding, and capital funding.



                                                                                                                                                           
OPTIONS CONSULTING Affordable Seniors Supportive Housing – City of Richmond page 75

10. A Seniors Supportive Housing Model – Best Practices

This section summarizes the key components required for a seniors supportive housing model
consistent with best practices in the provision of housing and supports for seniors.

Definition

Supportive housing combines a supportive and appropriate physical environment designed
for privacy and independence, with a social model of flexible supports and assistance
including emergency call, meals, and access to personal care and professional health care as
required.

Project Specific Criteria

It is important to recognize that there is no single, “ideal” model of seniors supportive housing.
The most appropriate model for any specific project will depend on the following criteria:

• Tenant profile, particularly their support requirements.

• The level and type of supports to be provided.

• Housing form (which must be compatible with the model of supports and with the
community).

• Capital development model, particularly in relation to the goal of affordability.

• Site location and proximity to existing amenities or associated programs and resources.

• Specific and unique development conditions (such as the adaptation of existing buildings, re-
development of an existing site, site size and location, zoning and development potential,
capital budget, accessibility requirements, support amenities required on site, and other
development considerations).
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Housing Model – Best Practices

The most important design features are those which:

• accommodate the provision of support services (such as offices and communal spaces for
meal service),

• support frailty and aging in place (such as handrails, specially designed bathrooms, plenty of
light, no stairs), and

• contribute to affordability by providing functional and aesthetic design, without "gold
plating".

The design of seniors supportive housing can vary widely, depending on the housing form, the
scale of the project, the type and level of supports and the unique development conditions of a
new project or re-development, such as a location that offers proximity to existing services.

The scale of a project generally varies from about ten residents to over 100 residents.  Often, the
level and type of supports vary with the scale, with larger projects tending to provide a broader
range of support services and amenities.  Smaller scale projects are desirable to avoid an
institutional environment.

Objectives

There are four primary objectives that the design must achieve:

• Design must accommodate the provision of supports, such as on-site meal service, group
activities, and common amenities such as bathing facilities,

• Design must support aging-in-place so that as residents’ frailty increases, the built
environment does not limit their activities.  This includes interior and exterior accessibility
provisions.

• Design must be economical and contribute to affordability without compromising
functionality.

• Design must be flexible to accommodate changing resident profiles.
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Design That Accommodates

Before the design process begins, the type and level of supports need to be defined so that the
building can provide a physical environment that appropriately matches the supports to be
provided in the building.

The provision of communal support spaces and amenities such as dining areas, social space,
assisted bathing facilities, and work space for support staff has to be balanced with the provision
of personal, private space for residents.  This allocation of space has capital cost considerations
and operational implications.

The size and amenities in dwelling units need to be consistent with both the level and type of
supports and with the level of residents’ independence.  For a supportive housing project that has
minimal supports, greater amenities should be provided within residents’ unit.  Within the unit,
the main design variables are the size of the unit (studio or one bedroom) and the kitchen size
and amenities.  For example, if only one meal per day is served, and there are no special bathing
facilities, dwelling units will need larger kitchens and bathrooms.

To accommodate the provision of supports, the tenant eligibility criteria and support model must
be defined.  The type and level of supports need to be defined so that the physical environment
appropriately matches the supports to be provided in the building.

Aging-in-Place

People often delay moving into supportive housing until their disabilities increase or their health
declines to the point that they are finding it difficult to carry out activities of daily living.  The
design of supportive housing for seniors must accommodate existing and continuing loss of
functional capacity so that residents will be able to age in place, instead of being forced to move
only because the physical environment does not meet their needs.  Independence, safety, and
accessibility are key design considerations.

More specifically, design for aging-in-place should accommodate age-related declines in
mobility, including reduced range of reach, reduced strength, higher risk of tripping and falling,
use of mobility aids such as walkers, wheelchairs and scooters, and deteriorating vision.  The
design must provide interior and exterior accessibility for tenants with a range of accessibility
requirements.
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For example, design should include:

• wheelchair accessibility throughout the building and site

• wide hallways and doorways

• wheelchair clearance below the sinks in the bathroom and kitchen

• grab bars and wheelchair access in all washrooms and bathrooms

• flush thresholds

• high levels of illumination

• handrails in corridors

• large drawers instead of cupboards under the counter in unit kitchens

• platforms for the small refrigerators in unit kitchens, to reduce the need for bending

• bathrooms that are spacious enough to allow room for another person to provide assistance

• storage and circulation space that accommodates walkers, wheelchairs and electric scooters

Economical and Affordable Design

Design is a significant factor in meeting the goal of affordability.  The capital cost increases with
the total floor area, and the capital cost per unit increases as the proportionate amount of
common space increases and as resident unit size increases.

Economical and affordable design strategies include designing smaller resident units, reducing
the amount of common amenity space, and using economical design approaches.  The fixtures,
fittings, and finishes also offer potential for economy, although durability and functionality are
important.  Viable projects have demonstrated that economical and affordable design can be both
functional and aesthetically pleasing, without requiring “gold plating”.

One of the capital cost challenges in seniors supportive housing is finding the balance between
dwelling units which generate rental revenues, and amenity space which generates no funding
and can be higher in capital cost if it includes features such as commercial kitchens and
specialized bathing facilities.

For projects that are publicly funded through BC Housing, the space and amenities associated
with the provision of the supports is not funded, and represents a capital funding shortfall.
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Flexibility of Design

The design must permit flexibility of use so that if the resident profile changes, or if the program
of supports changes, the building can be adapted and continue to provide functional and
appropriate housing.  This is very important when designing a building that is likely to be in use
for 40 years or more.

Design criteria should be interpreted as guidelines rather than regulations due to the unique
development conditions of each project.  The design should be based on justifiable assumptions,
which may require negotiation and compromise to ensure that the capital budget is viable, that
the project is operationally functional, and that the project meets the residents’ needs.
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Support Model – Best Practices

Support services, typically including 24-hour emergency response, housekeeping and laundry
services, and one or two communal meals per day, are provided by a combination of on-site and
visiting service providers and by volunteers. Generally, the more "upscale" the development or
the higher the level of supports, the more services are provided by on-site staff.

Principles

The provision of an appropriate model of support services in supportive housing is based on the
following principles:

• A social model of health.  This is defined as maintaining residents’ health status through:

- improved nutritional status,

- reduced social isolation,

- reduced risk factors due to an unsupportive physical environment, and

- flexible provision of supports provided at the margin of need.

• The self-determination and autonomy of residents.

- Tenants desire privacy, autonomy and independence.

- A rigid or institutional model is disempowering and can lead to loss of functional capacity
and increased dependence.

- Fundamental to the provision of supportive housing is the philosophy of balancing
independence and privacy with security.

- Independence and privacy are symbolized by defining the housing as the residents’ home,
where their private space is respected and they participate to the extent they are able in
decisions about that home.

- Security is symbolized by a number of elements, the most important of which is an
emergency response system.

- The right of tenants to choose to balance their lifestyle goals and risks should be recognized
and respected.
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• The flexibility to support residents at their margin of need.

- Many models of care and support are based on an underestimation of seniors’ capacity to
live with degrees of independence, particularly with the provision of appropriate supports.

- The goal is to provide only the specific supports that the individual tenant requires at a
time.

- The type and range of supports will vary for different tenants and at different times.

- This flexibility is critical to the provision of an efficient and supportive model of
assistance.

- Tenants will each have different needs and support preferences, and their support
requirements can also change over time.

The essence of supportive housing has been expressed many times by seniors themselves: “I’ve
got privacy but I know help is there if I need it!”

Practices

Support Services - Overview

Support services that are available to residents should include:

• On site 24 hour on call emergency response

• Access to at least one meal per day, up to three meals and snacks daily

• Availability of laundry services

• Availability of housekeeping services

• Provision of recreational and social programs and activities

• Access to personal care and nursing health care services, either directly through Continuing
Care staff or through contracted service providers.

These services are described in detail on the following pages
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Support Services - Description

• On site, on call emergency response

- This is one of the most highly desired features identified by seniors.

- Access to assistance in case of emergency provides tenants with the feelings of safety and
security that are necessary to continue to live independently.

- One of the questions to be resolved in planning the program of supports is the type of
response that will be available.  Will there be on-site emergency response and if so, what
level of skills or training will the person responding have?  This will depend on the level
of supports, client profile and program objectives.  With a building caretaker, the support
role may be limited to accessing a resident’s unit and calling an ambulance – attempting to
assist the client could expose the operator to liability.  With a care aide, it is likely that
staff may be able to adequately address many emergency calls without relying on
emergency response and an emergency hospital admission.

• The meal program

- At least one meal a day should be part of the basic package of supports.

- As previously noted, nutritional status is a key indicator of health, and meal service is a
core support for maintaining health and independence.  In addition, the benefits of social
interaction when dining have been documented.

- The capacity to provide additional daily meals, flexible meal times and a range of menu
items will depend on the support model and operating budget.  The ability to provide meal
services will be impacted by the total number of units, residents’ incomes and ability to
pay, and level of need.
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• Laundry and housekeeping services

- Must be available to those tenants who need assistance or wish to purchase services.

- Depending on the affordability threshold, these services could be block funded through
Continuing Care based on assessed need, could be offered as additional services which can
be purchased, or a combination of both.

- In some designs, each tenant unit has a washer/dryer to enhance staff efficiency.

• Recreation and social activities and programs

- Are often considered to be desirable but not essential.  It is recommended that some form of
recreational and social programs and activities be regarded as essential.

- Evidence has indicated that social isolation is a prominent factor in poor health and that
combating social isolation is an effective and efficient strategy for improving health status.

- This may be provided as a component of the program of supports, or in partnership with
other community organizations that provide social and recreational opportunities for seniors
in the community.

• Personal care and health care services

- Personal care and health care services should be regarded as a required component of the
program of supports, particularly given the identified resident profile.  Most residents
would be eligible to move into supportive housing when they are in need of some level of
support and assistance with personal care and health care, and these needs are likely to
increase as they age.

- How, and to what extent, these services are provided, will depend on the model of
supports that is developed.

- Options include direct service delivery by the supportive housing operator, (based on
recognition by Continuing Care of their service provider status), provision of services by a
service provider working in partnership with the housing provider, or direct block funding
and coverage by Continuing Care staff.

- As previously noted, the provision of personal care and health care supports is a
differentiating factor between “supportive housing” and “assisted living”.
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Appendix A – Project Profiles
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This section profiles 15 housing projects, most of which are seniors supportive housing projects.
All projects have been selected because of characteristics of their development, design and
operations, which are exemplary in relation to seniors supportive housing.  Each project is
described in detail, including the development process, design features, the model of support
services, capital and operational funding, housing tenure and costs, and support costs.  Some of
the profiles are named and described in a generic way, because they are based on an as-yet
unpublished study to which the client has first publishing rights.  Sections describing “lessons
learned” and “why this project was profiled” provided key context for each of these projects in
relation to potential projects in Richmond.  The projects are:
• Wedman House, Edmonton, Alberta
• False Creek Steveston Residence, Richmond, B.C.
• Seton Villa, Burnaby, B.C.
• Lions View, Vancouver, B.C.
• Rose Manor, Victoria, B.C.
• St. George’s Place, Vancouver, B.C.
• Angus Place, Summerland, B.C.
• Congregate Life Lease Supportive Housing for Seniors, B.C.
• Old Motel Converted to Supportive Housing for Seniors, Atlantic Canada
• Ethnic-Specific Supportive Housing and Care Community, Ontario
• Abbeyfield House, B.C.
• Group Home for Low Income Inner City Seniors, Ontario
• Campus Model Supportive Housing for Seniors, Ontario
• Timothy Gardens, Moose Jaw, Saskatchewan
• Life Care Centre Retirement Community, Winnipeg, Manitoba

In some projects, the municipal government was involved and made a contribution.  In other
projects there was no significant municipal role outside the typical responsibilities of municipal
authority.  In the following projects, the municipal roles included:

False Creek Steveston – City of Richmond contributed land at no cost to the Society for 60 years.

Angus Place – municipality reduced the Development Cost Charges by half and waived the cost
of the building permit, site connections, and site improvements.

Ethnic Specific Supportive Housing – the City allowed two zoning changes.

Abbeyfied House – the City purchased the house, financed the renovation and additions, has a
role in tenant selection and subsidizes some of the rents.

Campus Model – the City was involved in appointing the Board of Directors.

Timothy Gardens – the City purchased the building and contributed to the conversion costs.  The
caretaker is an employee of the municipal housing corporation.
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Wedman House

Project Name and Location:  Wedman House, Edmonton, Alberta.

Profile of Operator:  Good Samaritan Society is a Lutheran social service organization that
supports people who are elderly or have disabilities.  It has provided services in Alberta for over
50 years, and is in the process of developing a seniors assisted living project in Kelowna, B.C.
The Society currently operates four seniors assisted living projects, one specialized dementia care
program, two seniors independent housing projects, and four continuing care facilities.  It also
operates a range of day programs and services for seniors and people with disabilities.

Description of Housing:  30 units in a single storey building with a central courtyard.  Each unit
is a small studio unit with a bathroom and a kitchenette.  Common amenities include a kitchen
and dining room, living room, laundry facilities, entrance foyer, courtyard, and staff offices.

Specific Accessible Features:  Single storey building, general wheelchair accessibility.

Tenant Profile:  Only persons whose care requirements cannot be met in the community are
eligible.  Residents require that on-site 24-hour support be available.

Development Approach:  Assisted living projects are designed to accommodate a “social model
of care”.  While the type and level of supports are analogous to an intermediate care facility, the
physical design offers a more residential environment with small, self-contained suites, and there
is more flexibility in the provision of services than would be typical in a residential care facility.

Capital Funding:  The client cost contribution is used to partially offset the capital costs, and the
Alberta government provided a grant in lieu of care spaces of $6.72/day towards the capital costs.
The contract between Good Samaritan Society and the Capital Health Authority allows the
Society to charge up to 20% above the continuing care private rate set by Alberta Health.

Operating Model:  Staff provide three meals daily (for residents who purchase all meals).  Staff
are also available for laundry, housekeeping.  Multiskilled staff provide personal care and health
care, and professional nurses are on-site or on call 24 hours a day.

Operational Funding:  The total cost is $84.63/day (or $2,574/month).  Tenants pay between
$880 and $995 per month, depending on the number of additional services purchased.  All
tenants pay the basic rate of $880 per month which includes personal care, medications,
housekeeping once per week, laundering linens and towels, and evening meal.  Costs are
subsidized by the health authorities.
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Housing Tenure and Costs:  Tenants pay a monthly fee of not less than $880 for housing and the
basic package of services. (No separate cost for the housing is available.)

Support Costs:  See above.

Lessons Learned:  This model has been considered highly successful and the Society is actively
developing additional projects based on the same model.  The key lesson is the provision of a
social model of care and a residential environment as an alternative to facility care.

Why This Project Was Profiled:  This project is an example of the “assisted living” end of the
continuum of housing and supports, and this model is a substitutionary model for long term care.
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False Creek Steveston Residence

Project Name and Location:  False Creek Residence Steveston, Richmond.

Profile of Operator:  Since 1974 False Creek Residence Society has operated a 24 bed residence,
located in False Creek, for adults with physical and developmental disabilities.  In 2000, the
Society completed a 20 unit BC Housing project in Steveston, which will accommodate low
income families and adults with disabilities.

Description of Housing:  The housing project is a two storey building with all units single storey.
Some units have small gardens and there is a common garden and playground.  Common spaces
include a dining area and commercial kitchen, assisted bathing room, and workspace for staff.

Specific Accessible Features:  The building is fully wheelchair accessible with provision of
specific adaptive technologies.  Ten of the units are specifically designed to accommodate
tenants with physical disabilities and include large bathrooms with wheelchair accessible
showers, wheel through closets, washer/dryers, and wheelchair accessible kitchens with
dishwashers.  Ovens have not been installed in the kitchens, but provision has been made for
future installation.

Tenant Profile:  Ten of the units accommodate low income families.  The other ten units
accommodate people with physical disabilities who require access to support and assistance 24
hours a day.

Development Approach:  False Creek Residence Society took a leadership role in both project
development and operation and is both the housing provider and the provider of the support
services for ten of the units.  The Society formed a partnership with Richmond Health Services to
define the operator role and funding.  For the building, the Society worked with a development
consultant and developer and used a design-build approach.  Capital funding was obtained
through a BC Housing unit allocation, combined with a land contribution from the City of
Richmond based on a 60 year lease at no cost to the Society.

Capital Funding:  The City of Richmond consolidated several land parcels and contributed the
land to the Society through a 60 year lease at no cost.  Capital funding was provided through BC
Housing.  The cost of the amenities and support spaces required for the program of supports were
not funded by BC Housing.  This included the therapeutic bathing area and the commercial
kitchen.  The Society was responsible for funding these items through donations and fundraising.
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Operating Model:  False Creek Residence Society is the housing operator, and is also the service
provider to the ten residents with physical disabilities.  The operating model for the ten units of
supportive housing includes 24 hour staffing, assistance with all aspects of personal care and
health care, provision of three meals daily, and a program of recreational and social activities.
The support model is licensed under the Community Care Facilities Act.

Operational Funding:  Operational funding is provided based on an equivalency model.  The
funding is equivalent to each tenant being on individualized funding and receiving funding for
five to six hours of daily support.  Additionally, tenants pay a contribution of $11.25 per diem (or
$342 per month) for the cost of shared food and non-health supports (this contribution is pro-
rated, but all tenants are on B.C. Benefits).

Housing Tenure and Costs:  All tenants rent, and all tenants, including tenants in the supportive
housing pay rent geared to income.

Support Costs:  The cost of the supports is $137 per diem, plus the daily client contribution of
$11.25 for a total of $148.25 per day (or $4,509 per month).  The tenant contribution to rent is
$200 per month for the supportive units, the average rent subsidy is $1,172 per month.  The total
cost, including all rent and supports, is $5,881 per unit per month.

Lessons Learned:  Innovative supportive housing models can be developed, but require the
support of many partners to provide both housing and support affordability through public
funding contributions.

Why This Project Was Profiled:  This project incorporates supportive housing within a larger
housing project, the project is in Richmond, and the project is for low income individuals.
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Seton Villa

Project Name and Location:  Seton Villa, Burnaby, B.C.

Profile of Operator:  Action Line Housing Society was formed in about 1970.  It currently
operates two projects:  Seton Villa, and a 20 unit building housing low income families in
Burnaby.

Description of Housing:  The building was built in 1974 to provide a supportive housing
alternative for seniors.  Following the introduction of Continuing Care in 1978 100 suites on the
lower floor were converted into a licensed personal care facility.  At this time, the building
operates to provide both independent housing for seniors, who may purchase additional support
services, and assisted living units which provide both housing and supports.  The assisted living
is licensed.

Seton Villa is located on a 2.5 acre site in North Burnaby, with convenient access to
transportation.  The 19 floor highrise tower has a total of 233 units, and common areas including
lounges, a pool, thermal pool, exercise area, carpentry and repair workshop, laundry facilities, a
dining room, commercial kitchen, staff workspaces and assisted bathing facilities.  The upper
floors have 77 self-contained units for independent living – 28 one bedroom units and 49
bachelor units.  The units range in size from 356 – 688 square feet.

The lower floors have 156 assisted living units; these suites do not have kitchen facilities.  There
are 116 bachelor units and 40 one bedroom units.  There is a lounge with a kitchen on each floor.
The assisted living units are very small:  210 – 500 square feet.  The assisted living is licensed by
Continuing Care.

Specific Accessible Features:  The building is generally barrier free, but lacks appropriate
wheelchair accessibility.  Bathrooms are not wheelchair accessible.  The elevator is small and has
limited capacity for wheelchairs.  Renovations to enhance accessibility are being planned.  There
is an emergency call system in all units.

Tenant Profile:  For the independent living, the average age of tenants is 78 years.  The average
age of tenants in the assisted living is 86 years.  Tenants have a mix of incomes – there is higher
demand from lower income seniors.  Nearly 70% of all residents are female.  For the assisted
living, 73% are older than 80 when they first move in.  For the independent living, over half are
aged between 70 and 79 when they move in.  Alcohol consumption is the single biggest tenant
issue.  It has been found that tenants tend to overestimate their capabilities when they choose to
move in, and are resistant to purchasing additional support services.
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Development Approach:  The land was purchased by the Society from a Catholic organization,
the Sisters of Charity.  CMHC provided capital funding; a mortgage remains outstanding.  The
project was built to provide “retirement housing”.  Operational funding and licensing from
Continuing Care for personal care was implemented after the building was completed and
operating.

Capital Funding:  Was obtained through a mortgage from CMHC.

Operating Model:  The current operating model for the assisted living provides 24 hour staffing.
There is a nurse and a care aide on overnight, and there are support and care staff throughout the
day.  There is an activity director for the all of the tenants.  There are food service and
housekeeping staff.

Operational Funding:  All of the costs for the housing and supports are directly funded.  14
independent living units are subsidized by BC Housing, and some tenants, including in the
assisted living units, are on SAFER.  The costs of the supports are not subsidized from any
source.

Housing Tenure and Costs:  Tenants rent their units and pay economic rent unless the unit is
subsidized or they receive a SAFER subsidy.  The economic rents range from $400 to $740 per
month for the independent living units.  The assisted living charge a fixed fee for housing and
supports.  The rent component is $314.11.

Support Costs:  For tenants in the assisted living component, the fixed monthly fee is a total of
$1,300.  This includes the $314 for rent, $448 for food, and $539 for laundry, housekeeping and
personal and nursing care.

For tenants in the independent living units, they may purchase any additional support services
that they wish.  The costs are:  $4.50/day for lunch, $6.95/day for dinner, $10/load for laundry,
and $15/hour for housekeeping.  If personal or nursing care is required, it is arranged through
Continuing Care.

The Society is working with Simon Fraser Health Region to obtain funding to make the provision
of supports more affordable.

Lessons Learned:  The use of the building over time has been impacted by changing technology
(use of scooters, for example) and changing health care policies.  It is felt that the facility is
accommodating progressively higher care needs because there are no other options.  Tenants are
resistant to moving from independent living units to assisted living units.  Tenants tend to
underestimate their support needs and are resistant to access supports:  issues of personal pride,
self-perception, and income.

Why This Project Was Profiled:  This project provides supportive housing for low income
seniors.
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Lions View

Project Name and Location:  Lions View, Vancouver, B.C.

Profile of Operator:  B.C. Housing Foundation was incorporated in 1952 to plan, design,
construct and manage low-cost housing for seniors.  It currently manages several projects.

Description of Housing:  During the 1950’s, the Foundation purchased three acres of land in East
Vancouver and over an eight year period, a total of 14 small buildings were constructed,
providing housing for over 100 people.

Between 1989 and 1995 all of the buildings were replaced.  Four new buildings were
constructed:  a private sector condominium building, two subsidized seniors housing buildings
(one with 45 units and one with 47 units), and one building with 34 units of affordable, non-
subsidized seniors housing.

Specific Accessible Features:  The current buildings provide elevators (compared with the two
storey walk ups that were replaced) and features typical of BC Housing seniors projects.

Tenant Profile:  Seniors in need of affordable housing.

Development Approach:  During the 1950’s, the Foundation purchased three acres of land in East
Vancouver and over an eight year period, a total of 14 small buildings were constructed,
providing housing for over 100 people.  After 30 years the buildings had reached the end of their
useful life and the design of two storey walk-ups was increasingly unsuitable for the seniors
living there.  Additionally, the site offered the potential to accommodate more seniors by
building higher density housing.

In 1989, with the assistance of development consultants a four phase site re-development scheme
was prepared.  The re-development process had to be financially viable which included the
ability to pay out the existing mortgages to CMHC, and obtaining financial assistance from BC
Housing.  Additionally, the process had to accommodate current tenants with minimal disruption.

The land was consolidated and then sub-divided into three separate parcels, which required
rezoning.  A unit allocation was obtained from BC Housing to construct a 45 unit building which
would replace one half of the existing development.  Tenants were relocated to other buildings
owned by the Foundation and some buildings were demolished to construct the new 45 unit
building which was completed in 1993.

In 1994, a unit allocation for a further 47 units was obtained from BC Housing and another
building of subsidized seniors housing was constructed.
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One of the parcels of land was sold at market value and B.C. Housing Foundation entered into a
profit sharing agreement with the developer for the development of that property.  This
agreement was successful, and the combined profits from the sale and re-development of this site
allowed the Foundation to construct a 34 unit seniors building which required no rent subsidy.
The building opened in 1995 with one bedroom units starting at $500/month and two bedroom
units starting at $650/month.

The net result of the re-development was the provision of 92 units of subsidized seniors’ housing
and additional 34 units of affordable non-subsidized seniors housing.  The total number of units
has increased and the housing is more suitable for seniors and for aging in place.

Capital Funding:  The land was owned by B.C. Housing Foundation, although at the time of re-
development there were outstanding mortgages.  Capital funding for two of the buildings was
provided through BC Housing, the third building was funded by the Foundation with funds
obtained from the sale and re-development of one of the sites.

Operating Model:  Typical non-profit rental housing operator – there is no supportive component
to the housing.

Operational Funding:  Operating budget and rental subsidies for 92 units from BC Housing.

Housing Tenure and Costs:  All tenants rent.  For the BC Housing units, it is RGI, and for the BC
Housing Foundation units, the rents are economic rent.

Support Costs:  None – no support model.

Lessons Learned:  Re-development can provide more and better housing and can, under the right
conditions, provide an opportunity to create affordable housing without subsidy.

Why This Project Was Profiled:  This project demonstrates the capital potential of re-
development.
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Rose Manor

Project Name and Location:  Rose Manor, Victoria, B.C.

Profile of Operator:  Owned by BC Housing, operated by Kiwanis Rose Manor Society.

Description of Housing:  Rose Manor was built in 1898 as a home for “gentleladies”.  In the late
1970’s or early 1980’s it became a privately operated personal care facility.  The facility provided
66 rooms, some of which were as small as eight feet by ten feet, and lacked private washroom
facilities.  The facility owners experienced financial distress, and in 1997 BC Housing bought the
building with the intention of using it to provide seniors supportive housing.  Following
renovation and construction, the building will provide 28 new one bedroom suites with full
kitchens and 38 smaller renovated suites with no kitchen facilities.  Common areas will include a
lounge, dining room, upgraded kitchen, and reconfigured and repositioned foyer.  Extensive
upgrading was required to meet fire and life safety standards in the portions of the building which
were retained.

Specific Accessible Features:  The entrance foyer has been improved to enhance access.  Overall,
access is not optimal, particularly in comparison to new construction.

Tenant Profile:  Low to moderate income seniors who need supports including at least one meal
per day.  Average age is 89.  Tenants pay a monthly charge for rent and supports.

Development Approach:  BC Housing retained a consulting firm in Victoria to evaluate re-
development strategies for seniors supportive housing.  It had been assumed at the time of
purchase that adaptation and renovation of the building would be adequate.  However, detailed
assessment indicated that the most appropriate approach was to undertake a phased re-
development which included upgrading and renovation of some areas, and the demolition and
replacement of half of the existing building (two wings), to be replaced with new construction.
Demolition was identified as the most appropriate approach because the 102 year old building
was socially and physically obsolete.

The rationale for providing fully equipped one bedroom units in the new construction was to
ensure that the building had the flexibility to allow for changes in future use, and to
accommodate seniors at a range of support levels.

The advantages of the re-development approach include the acquisition of a prime site in a highly
desirable location, and possibly some marginal savings relative to new construction.  The
disadvantages are that the design, particularly in terms of accessibility, amenities, and fire and
life safety, are not equal to those provided in new construction.
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Capital Funding:  All capital funding for site purchase, renovation and construction was financed
through BC Housing.

Operating Model:  The operating model will include a basic support package that includes one
meal daily and housekeeping (cleaning, linens, and laundry).  Additional meals may also be
purchased, and will be required for those living in the 28 units with no kitchen facilities.  The
operational model does not include any social or recreational component.  Personal care and
health care are to be provided through home care nursing and rehabilitation services and home
support.

Operational Funding:  The operational funding will be based on tenant contributions geared to
income, with the balance subsidized by BC Housing.  The model is to be based on a rent geared
to income (RGI) formula that includes both the housing component and the support component.
The RGI formula is proposed to be housing at 30% of income blended with a subsidized tenant
contribution toward support costs, for a total combined housing and support RGI of 75% of gross
income.

Housing Tenure and Costs:  All tenants rent.  Costs are as above.

Support Costs:  The cost of the supports is estimated to be approximately $600/month to cover
the capital and operating cost of the support infrastructure and the cost of the supplies and
staffing.  The food supply costs are $5.25/day.  Staffing is the most significant cost.

Lessons Learned:  The capital cost implications of upgrading or renovating an existing, older
building can be significant and may not represent substantial savings.  The disadvantage is that
dollar for dollar, the design is likely to be less appropriate to support aging in place and to
provide an optimal physical environment.  For this project it was worthwhile because of the
highly suitable and desirable location.  Funding the costs of supports and ensuring that they are
affordable for lower income seniors is a challenge and requires additional subsidy.

Why This Project Was Profiled:  This project is an example of re-development to create
affordable seniors supportive housing.
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St. George’s Place

Project Name and Location:  St. George’s Place, Vancouver, B.C.

Profile of Operator:  St. George’s Place Society was formed as a partnership between St.
George’s Anglican Church and B.C. Rehabilitation Foundation.  St. George’s Place is the only
project the Society operates.

Description of Housing:  The building provides 19 units of housing, and a common
amenity/worship area.  There is office, storage and lounge space for the exclusive use of the
church.  The building is located on the west side of Vancouver in a residential neighbourhood
near shops and services.

Specific Accessible Features:  All of the units were designed to be wheelchair accessible or
adaptable.  The building has been wired to accommodate environmental controls and all public
circulation spaces including doors and the elevator have infra red controls and automatic openers
for those who are unable to physically access controls.

The accessibility of the units was compromised at the design development phase.  The initial
design was rejected by City Hall because it required the removal of a tree that the neighbourhood
lobbied to retain.  In order to retain the tree, a more costly and less efficient design was required,
and the inefficient building configuration compromised the unit layouts.

Tenant Profile:  Core need to low end of market individuals with disabilities, families and
seniors.  Several tenants have physical disabilities.

Development Approach:  The church owned the small site which had a large church building.
The congregation was dwindling, and the cost of operating and maintaining the church was
becoming unsustainable.  The church identified the goal of renewing its worship space and at the
same time contributing to the community.  The church approached B.C. Rehabilitation
Foundation, which had a goal of creating more wheelchair accessible housing.  The two
organizations determined that their goals were compatible and proceeded to plan re-development
of the site owned by the church.

The development was based on a unit allocation from BC Housing; this was the only source of
capital funding in addition to the land contribution from the church, which was leased to the
Society for 60 years at no cost.
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Despite the land contribution, the economic viability of the project was challenging.  The small
site and zoning restrictions limited the number of units, and the BC Housing capital funding
formula is less favourable for smaller projects.  The funding formula provides for specific
common amenity areas.  For this project, the total amenity space exceeded what would be
typically allocated because of the spaces for the exclusive use of the church.  Additionally, the
multipurpose/worship space was designated as an assembly occupancy, requiring more expensive
construction technologies to meet fire and life safety building code requirements.  The provision
of wiring for adaptive technologies, power door openers on all common doors, and more
accessible kitchen appliances all contributed to higher construction costs.  The design costs were
higher due to the need to re-design the building to retain the tree.

In order to make the project work, both partners had to make compromises.  For the church, the
total amount of space was less than originally programmed, and for B.C. Rehabilitation
Foundation, the need to have more housing units (in order to increase the capital funding based
on unit allocation) meant that each unit was smaller and therefore less accommodating for people
in wheelchairs.

The development process was extremely lengthy.  The requirement to re-design the building in
order to retain a tree caused some delay, and the negotiations regarding leases and sub-leases to
represent the respective interests of St. George’s Anglican Church and the housing society were
complex.  There was also considerable negotiation with BC Housing regarding the capital
budget.

Capital Funding:  Land contribution through a lease with St. George’s Anglican Church.  All
other capital funding from BC Housing.

Operating Model:  Society is non-profit housing organization; typical BC Housing operating
agreement.

Operational Funding:  Funded through BC Housing operating budget.

Housing Tenure and Costs:  All tenants rent, rents are RGI based on BC Housing formulas.

Support Costs:  No supportive model associated with the housing.

Lessons Learned:  That even with “free” land, the economic viability of a project can be a
challenge.  That with a partnership, both parties must benefit and the development process can be
lengthy and complex.

Why This Project Was Profiled:  This project demonstrates the capital potential of a partnership
with a church or other organization that has land assets.
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Angus Place

Project Name and Location:  Angus Place, Summerland

Profile of Operator:  Parkdale Place Housing Society has operated as a non-profit society housing
and supporting seniors for over 25 years.  In Summerland it had two adjacent connected
facilities:  Parkdale Place was a long term care facility, and Parkdale Lodge provided 53 units of
housing for independent seniors.  The Lodge was built in 1986 with 20 units, and 33 units were
added in 1991.  As part of the health care regionalization nearly three years ago, the Society
transferred ownership and management of Parkdale Place to the regional health authority.  The
Society retained ownership of Parkdale Lodge and of significant cash assets attained through
fundraising.

Description of Housing:  Angus Place is a three storey 50 unit seniors supportive housing project.
There are 44 one bedroom units that are just under 600 square feet, and six units are two
bedrooms of about 780 square feet.  Units are fully self contained and have full facilities.
Common amenities include a commercial kitchen, dining room, lounge, therapeutic bathing
room, hairdressing salon, laundry facilities on each floor, and underground parking for 24 cars.
One suite is allocated to a live-in caretaker.

Specific Accessible Features:  All of the building is wheelchair accessible.  A therapeutic tub
room is provided.  All units make provision for general wheelchair access, including a turning
radius in the bathroom.  There are grab bars at the tub, and each unit door is wired to
accommodate installation of an automatic door opener.  Two of the units are designed to be fully
wheelchair accessible, including the kitchens.

Tenant Profile:  Seniors in need of some supports, including a daily meal.  The average age is
over 80.  Some tenants need affordable housing.  The Society’s goal was to complement its
existing stock of seniors housing which is for independent living.  There is a waiting list of 8 or 9
people.

Development Approach:  The Society had approximately $1 million in cash toward the total cost
of $4.3 million.  The balance was obtained through a mortgage.  The Society prepared a plan for
the development and operation of a seniors supportive housing project.  The Society purchased
land and retained a project manager to oversee financial and other negotiations, design and
construction.  All of the units had lease commitments – this was a condition of securing
mortgage insurance.

Capital Funding:  The total project cost was about $4.3 million.  The Society purchased land for
$340,000 and provided $540,000 toward the development and construction costs.  Canada
Mortgage and Housing Corporation provided mortgage insurance.  BC Housing provided rent
subsidies for 15 of the 50 units.  The municipality reduced the DCCs by half and waived the
costs of the building permit, site connections and site improvements (such as sidewalks).



                                                                                                                                                           
OPTIONS CONSULTING Affordable Seniors Supportive Housing – City of Richmond page 99

Operating Model:  The model of supports includes one daily meal (at lunchtime), weekly
housekeeping and laundering of linens.  There is a 24 hour emergency call system:  during the
day this goes to the Administrator’s office, during other hours it is forwarded either to the
caretaker or to an answering service.  Additional home support and home care nursing and
rehabilitation services are available through the regional health authority, in the same way as any
other senior living in the community.

Operational Funding:  The operational model is entirely self-financed, with the exception of
some rent subsidies.  In addition to the 15 rent subsidies from BC Housing, some tenants have
SAFER subsidies.

Housing Tenure and Costs:  Tenants pay monthly rent for housing and supports.  The total cost is
$1,075/month for a one bedroom unit and approximately $1,550/month for a two bedroom unit
with two occupants.

Support Costs:  The cost of supports is at least 50% of the total monthly charge.

Lessons Learned:  That the negotiations to develop a viable deal were complex and constituted
an enormous amount of work for the Society.  That it is necessary to have a professional business
case to get government support.  Need to demonstrate need, that the risk is low and that the
project is worth supporting.  That municipal support is essential – other levels of government
(such as CMHC and BC Housing) will not be supportive without it.

Why This Project Was Profiled:  This project was planned as an affordable seniors supportive
housing project.  Demonstrates potential role of organizations that have assets and are able to
expand their current roles to include new resources.
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Congregate Life Lease Supportive Housing for Seniors

Project Name and Location: Congregate Supportive Housing for Seniors, B.C.

Profile of Operator: The owner and operator is a non-profit housing society affiliated with a
church that has a long and respected history of providing services to seniors in the community.

Description of Housing:  The project is a three-storey apartment building designed as supportive
housing for seniors, located one block from an older social housing project and next door to a
newer supportive housing project, both operated by the same society.  The church which forms
the foundation of the society is also within one block.  In the other direction, a five-minute walk
away, is a major shopping mall, offering many shops and services.  The supportive congregate
housing project looks elegant, light and airy.  It is surrounded by green space with smooth
walking paths.  Inside, on the main floor,  are numerous communal rooms, offices and elevator.
Each floor of the building has a different palette and distinctive artwork.  There are 31 one-
bedroom and 10 two-bedroom fully self-contained apartments, each with fully equipped kitchen,
living room, dining area, accessible bathroom, storage facilities that can accommodate a stacked
washer and dryer, and a large, glazed in balcony or grade level patio.

Specific Accessible Features: The entrance to the building is at grade and all communal rooms
and private apartments are accessible for people with a walker (some are wheelchair accessible).
There are handrails in all corridors.  All kitchen cupboards are adjustable, and all bathrooms are
built with plywood sheathing behind the walls to accommodate any configuration of grab bars.

Tenant Profile:  Forty-five residents live in this housing project, ranging in age from mid-sixties
to early nineties.  Most of the occupants are widowed or never-married women in their 70s and
80s.  Although it is impossible to restrict applicants based on age (e.g., minimum age 60)
residents self-select on the basis of marketing information.  Residents’ level of frailty is “average
but increasing”.

Development Approach:  The location was purposely chosen to be adjacent to the society’s older
housing projects and its church. The land was assembled by knocking on doors of houses and
buying properties.  Re-zoning (from a single family home designation) was accomplished
without neighbourhood opposition, as neighbours were invited to public meetings throughout
development.  Two people were critical to the success of the development phase:  a contracted
management co-ordinator who had experience developing a similar project in another province;
and a society board member who had extensive experience working with municipal and
provincial authorities.  A professional organization was engaged as project manager and an
architect was selected from their recommendations.  The housing form was influenced by the
results of a market survey commissioned by the society, by municipal zoning which had specific
requirements for housing density, and by the minimum number of units required for financial
viability.
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Capital Funding:  Seed money for the property was raised through the sale of church properties.
The federal government provided start-up funds and mortgage insurance ($2.4M mortgage) and
the province provided some funding.  A considerable amount of money was made from the pre-
sale of life leases.  (See Housing Tenure and Cost, below).  The land cost $1M; construction and
marketing $246,000.

Operating Model:  Various activities and services are provided on-site.  Meal service is offered in
the building’s multi-purpose room three times a week, and in the newer residence (approximately
50 metres away) on alternate nights.  Interdenominational church services are held three times
weekly, while wellness centre events, movie night, interest groups, outings and travel, cultural
events, and educational classes (including Internet classes) are held weekly.  Monthly social
activities are organized by residents.  Other on-site services include 24-hour on-call emergency
assistance, podiatry, a visiting nurse, and counselling services.  All support staff are contracted,
including meal and janitorial services.  Both management and support staff are shared between
the two housing projects.

Operational Funding:  Operating funding comes from residents’ monthly maintenance fees,
additional service charges for special activities and events, and meal charges.

Housing Tenure and Costs:  Residents buy a life lease (the amount varies with the characteristics
of their unit) and then pay a monthly fees and taxes.  When residents sell their units, they or their
estates receive market value ± 5%, less a 3% administration fee.

Support Costs:  Information on the cost of on-site support staff is not available.  It must be noted,
however, that costs are likely minimized by a) sharing management, administrative,  counselling
and maintenance staff among three proximate projects, and b) hiring staff on contract rather than
as employees, thus saving on benefits.  Some of the work is done by volunteers:  a resident
committee plans the social events, and a management committee (of two board members, two
elected residents and two staff) oversee the building maintenance, services, etc.  In addition,
residents raise money for their Activity Fund.

Lessons Learned:  About development:  construction work should be warranteed; the lowest bid
is not necessarily the best criterion for choosing a contractor; the architect should spend
considerable time on -site during construction and manage the contract thoroughly; it is advisable
to hire a management consultant to oversee the development process; and it is advisable to hire
an administrator before the project opens, so that programming is in place on Day One.  About
management:  it is important to hire staff with “people skills” and select them carefully, as staff
turnover is upsetting to residents.  About design:  include a guest suite in a supportive housing
complex; provide more than 20% amenity space; ensure that a clinic provides absolute privacy
for those using it; design all suites to be wheelchair accessible; and where there are stairs, they
should have a 5" rise and 11" run.



                                                                                                                                                           
OPTIONS CONSULTING Affordable Seniors Supportive Housing – City of Richmond page 102

Why This Project Was Profiled:  Life leased supportive housing may be an option for many
Richmond seniors who are house-rich and income-poor.  Pre-sale of life leases generates
considerable income which can be used for construction.
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Old Motel Converted to Supportive Housing for Seniors

Project Name and Location:  Old motel and restaurant converted to supportive housing for
seniors, small town, Atlantic Canada.

Profile of Operator:  The owner/operator is a private, local company with extensive experience in
the hospitality industry, interior design, renovation and construction.

Description of Housing:  The complex is located on a large site bordered by a security fence and
deep woods, in a primarily residential area, a short walk from a main mall in a small town.  The
project consists of 16 spacious one-storey townhouses or suites converted from the original motel
in two structures facing each other.  There are also an activity centre converted from the original
restaurant and offices, on-site surface parking, and an outdoor swimming pool.

Specific Accessible Features:  The entrances to all townhouses are at grade.  The entrance to the
activity centre is ramped.  The dwellings are designed for aging in place:  bathrooms have grab
bars by the tub; kitchens have smooth-sliding storage drawers rather than cupboards below the
counter; handles are lever style; and some rooms are convertible (e.g., a sliding door converts a
den to a bedroom, which could be used by a sleep-over caregiver).

Tenant Profile:  Most of the tenants are unattached females in their 70s; the rest are couples.
Most are independent (e.g., they still drive their own cars).

Development Approach:  A businessman with experience in the hospitality industry bought the
motel when it was repossessed by a bank, consulted with local seniors about their needs and
preferences, hired an interior designer and real estate specialist, borrowed money for conversion
and renovation, and converted 52 former motel units to 16 suites and the former
restaurant/offices to an elegantly appointed activity centre with kitchen and exercise room, all
within a 1.5 year period.  Marketing was aimed at people aged 55+ no longer interested in doing
home maintenance, who wished to be part of a small community.  Rent-up was not immediate.
For a short time after opening, units were rented to executives looking for interim housing, so as
to fill up the project.

Capital Funding:  Financing for this project was 100% private.  The total development cost
including land, existing buildings, consultants’ fees, construction (renovation/conversion) and
marketing was $1.4M.  A mortgage for half that amount was borrowed.  “Other businesses
carried it.”
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Operating Model:  The owner/operator is involved in the day-to-day operation of the project; he
knows all the residents by name and is said to be very responsive.  Residents access community-
based home support and home nursing services as needed.  They also provide support to each
other - a small, caring community has developed among the tenants.  The only services provided
as part of the project package are social; one of the tenants receives a reduction in monthly rent in
exchange for organizing social events in the activity centre.  This same tenant, a retired business
person, also screens potential tenants for the owner.  Landscaping, pool maintenance, garbage
collection, snow removal and security services (nightly patrol) are included in the monthly rent.
There is the potential for a meal program to be added to this project:  the activity centre has a
kitchen where meals could be warmed or prepared, and plenty of tables where they could be
served.

Operational Funding: Operating funding comes from residents’ monthly rents.

Housing Tenure and Costs: Tenure is rental and ranges from $950 to $1100/month, plus utilities.
(These rents are high for Atlantic Canada.)  Tenants who sign a three-year lease receive a
discount in their rent.

Support Costs:  Support costs include the time spent by the owner/operator, the cost of reducing
the rent for  one tenant who organizes social events, and the cost of the services listed above (e.g.
security and snow removal).  No dollar figures are available.

Lessons Learned:  About development:  know your market; do your homework; learn why people
do not move in; and remember the power of word of mouth.  About design: insulate well for
warmth and sound; and allow plenty of storage space within the units.

Why This Project Was Profiled:  Although this project was not designed for low-income seniors,
it is a good example of re-development of existing building stock.  It also reveals that an
involved and responsive operator and well-selected tenants can result in a caring community.
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Ethnic-Specific Supportive Housing and Care Community

Project Name and Location:  Purpose built, ethnic-specific supportive housing and care
community in a large city in Ontario.

Profile of Operator:  The owner/operator is a non-profit, ethnic association comprising several
churches and members of a European ethnic community.

Description of Housing:  The project is a six-storey, modern building located in a mixed
residential/commercial inner city area, on a major bus route, and within one half kilometre of a
wide array of shops and services.  There are 88 apartments (10 bachelor, 49 one-bedroom, 24
two-bedroom, five two-bedroom plus den) each with its own balcony, and furnished by the
resident.  Amenity spaces include a lobby, spa (with pool and hot tub), exercise areas, library,
meeting rooms, woodworking shop, a large multi-purpose room used for communal meals and
social events, and a commercial kitchen. The complex also has a nursing home, added to the top
floor of the building, and several clinics and shops rented to businesses on the ground floor of the
building, which are accessible to residents without exiting the building.

Specific Accessible Features:  The entrance to the building is barrier-free and well lit, and  there
are continuous handrails in corridors.  Other design features for aging in place are not present in
the suites, however:  many residents cannot use the bathtub in their unit and would prefer a walk-
in shower; others cannot reach the outlets (too low) and some find the storage space inadequate.

Tenant Profile: Eighty percent of the residents are female.  Ages range from 50s to 90s.  The
majority of residents are from the ethnic group that developed and financed the project, and over
two thirds are widowed.  Some residents use wheeled walkers, some receive home care, and
some live in separate parts of the complex (e.g., the wife in an apartment, the husband in the
nursing home).

Development Approach:  Five churches serving the specific ethnic group (of 10,000) combined
their resources to create a seniors centre and non-profit incorporated company, and from there,
started planning an affordable supportive housing project, in part to meet the community’s needs
as identified in a survey, and in part to prove their capability to governments before eventually
applying for a nursing home license.  The land was found by a  Board member; a down payment
was secured through donations from the ethnic community; bridge financing was obtained from a
major Canadian bank; and life leases were sold to pay for mortgages.  No government funding
was received for capital expenses.  Key players in development included a hired development
consultant who specialized in non-profit housing, a strong, visionary Board of Directors and the
architect.  Representatives from the churches and from governments were also involved.  Zoning
had to be changed twice to accommodate the project:  first, from residential to
residential/commercial to allow for the shops and services on the ground level; and again, when
the nursing home was added.
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Capital Funding:  Capital funding was raised and donated by the five churches (over $.3M),
through bank loans, sale of life leases (from $100K to $135K each) and donations from
individual community members.  The total project cost was $6M, of which $1M was for land.

Operating Model:  Residents who own life leases and members of the volunteer Board of
Directors are all active in the management and operations of the building (as they would be in a
co-operative).  Hired staff include an Activity Co-ordinator one day per week, two full-time and
two part-time office staff, and one full-time and one-part time maintenance staff member (on
duty at night).  The on-duty maintenance person provides 24-hour on-call emergency response.
Food services are contracted out separately for the residence and the nursing home.

Operational Funding:  Operational funding comes from rents for apartments and commercial
spaces, subsidies for 14 apartments through a municipal social housing program, operational
subsidies for the on-site nursing home, maintenance fees from tenants, fees from members of the
ethnic community who do not live in the building but who use the spa, donations and bequests,
on-going fundraising, and re-sale of life leases. (54 of the units are life lease, and in order to
maintain necessary cash flow, life leases must be re-sold to new tenants.)

Housing Tenure and Costs:  There is a mix of life lease (54 units), market rental (20 units) and
subsidized rental accommodation (14 RGI).

Support Costs:  Costs of staffing are not available for this project.  It should be noted that most of
the programming and some of the management and administration are done by volunteers, and
that residents who require home support or home nursing access these services as would any
senior living in an apartment in the community.

Lessons Learned:  About development: supports and services must be well thought out in the
initial stages of planning; considerable time must be spent before groundbreaking, for instance on
the sale of life leases and rental of commercial spaces; commercial tenants are “time consuming”
but worth the reliable income; it is good to be independent of government control; it is wise to
record everything in English rather than the language of the ethnic minority, to ensure openness
with consultants, auditors etc., and to ensure that  future generations of that ethnic group can
know the history of the project.  About design:  if possible, provide shared and sheltered outdoor
space; less use of parking spaces by residents over time is balanced by more use of spaces by
visiting caregivers; provide general purpose space that can eventually be used as office space.

Why This Project Was Profiled:   This project shows what an ethnic community can do without
government funding.  It is also a good example of mixed tenure, level of support, and use of
space (e.g. renting ground-level space to suitable commercial enterprises brings in income, and
provides on-site services to residents).
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Abbeyfield House

Project Name and Location:  Renovated and purpose-built Abbeyfield Houses on one property, in
B.C..

Profile of Operator:  The owner of the property is the municipality; the operator is the Abbeyfield
Society.  (There are numerous Abbeyfield Houses in B.C.)

Description of Housing:  The project consists of a heritage house on a corner property, to which
has been added a transition space - a two-storey solarium with elevator - and a new, three-storey,
aesthetically compatible house in the side yard.  The dwellings are in a residential area a short
distance from major bus routes, a seniors’ centre, shops and services.  Each house contains nine
bedsitting rooms ranging in size from 105 sq. ft. (9.8 M2) to 204 sq. ft. (19 M2), each with its
own ensuite two-piece bathroom, and some with showers.  Some of the bedsitting rooms have a
private balcony or patio.  Common rooms in each house include a sitting room, dining room,
kitchen, and a shared bathtub room.  The two houses share storage areas and laundry facilities.
There is a housekeeper’s suite in each building, as well as a bedroom for relief staff who sleep
over on weekends.

Specific Accessible Features: The entrance to the heritage house, with several steps leading to a
deep verandah, is not accessible to people with mobility problems; however, the entrance to the
solarium and the new house are both at grade.  Other features that enhance accessibility indoors
are:  the addition of the elevator in the solarium that joins the two buildings, continuous handrails
in corridors, lever door handles, 17" high toilets, wall-hung sinks, and a wheelchair accessible
shower with a flip down seat.

Tenant Profile:  Most of the tenants are in their 80s and 90s, and almost all are widowed or never
married women, several with low incomes.  There is little ethnic mix (most are Caucasian
Canadians).  Some residents receive help from external sources with activities of daily living and
personal care.  All are mobile.  Applicants must be independent, with no behavioural problems or
dementia that would prevent compatible group living.  Each resident must have a “sponsor” who
can arrange for a move to a care facility, should a resident’s condition deteriorate to the extent
that such a move is required.
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Development Approach: The Abbeyfield Society, which had been wishing to provide an
Abbeyfield House for seniors in this city for some years, approached the city to purchase the
heritage house when it was put on the market in the early 1990s.  The City, recognizing the need
to provide special needs housing and, at the same time, conserve a heritage house, agreed to
purchase the house, and finance both its renovation and the construction of the transition space
and the second nine-bedroom dwelling on the same property.  It took two years before sod-
turning, due to zoning delays, and there were delays during construction which stemmed from the
City’s obligation to use the lowest bidder.  Although the intention had been to offer supportive
housing to seniors from the immediate area, it was necessary to market the accommodation
further afield in the city, to complete rent-up.

Capital Funding:  The Abbeyfield Society only had its membership fees and a $5000 start-up
grant from CMHC.  (The information provided by the Abbeyfield Society on capital funding is
not entirely clear.  It appears that the City purchased the property for an undisclosed amount and
spent approximately $1.5M on renovations and new construction, which the Society must repay
over 25 years.  When repayment is complete, the Society will own the houses, but not the land.)
Other sources of capital funding were a heritage fund ($4K), provincial and federal grants
($.3M), and fundraising ($49K).

Operating Model:  A resident housekeeper and relief housekeepers manage and care for each
house.  They do housekeeping of common spaces, shopping, cooking and clean-up, 24-hour on-
call emergency response, and monitoring of residents (e.g., they keep an eye on residents,
ensuring that they attend meals).  Personal care and maintenance of residents’ rooms is their own
responsibility.  Members of the Society’s Board of Directors and other volunteers provide
activities, such as video nights, group craft projects, and outings.  Residents have regular monthly
meetings and participate in management decisions.

Operational Funding:  Operations are funded by monthly rents and by subsidies from the City.
The City has imposed income ceilings, so that low-income seniors can be accommodated.  Some
low income tenants receive individual subsidies from the provincial rent subsidy program
S.A.F.E.R..

Housing Tenure and Costs:  Tenure is rental.  The average monthly fee is slightly over $1000,
including rent, meals and most activities.  This fee does not include any personal care or
maintenance of the residents’ rooms.

Support Costs:   Information on costs of staffing is not available.  There is a resident housekeeper
for each house of nine residents, as well as relief staff for overnights and vacations.  Most of the
programming is done by volunteers.  The business of the house is managed by the House
Committee of the volunteer Board of Directors.  Major maintenance such as roofing is arranged
and paid for by the City, while minor maintenance is contracted out.
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Lessons Learned:  About development:  numerous compromises must be made when another
party is providing the bulk of the capital and operating budget; individual Board members burn
out - it would be better to have a solid agency or organization such as a church or service club for
both continuous community support and credibility; the relationship and expectations in any
partnership must be clarified in detail at the outset of a project.  About social aspects: the
provision of communal meals enhances both the eating habits and the social lives of the
residents; living in a “homey” house integrated into the community prolongs their attachment and
participation in community.   About design:  renovating or adding to a heritage building has its
complexities, but is seen to be worth it for residents’ “pride of place” and acceptance within the
neighbourhood; when renovating or constructing a group home such as this, it is wise to
maximize residents’ personal space and minimize common space, where there is a choice, and
remember to provide plenty of storage areas.

Why This Project Was Profiled:   This project was profiled because it is an example of
redevelopment (including both renovation and new construction on one property) and is an
example of an aesthetically and socially integrated, small-scale, supportive housing solution for
seniors with low to medium incomes.
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Group Home for Low Income Inner City Seniors

Project Name and Location:  Group home for low income, inner city seniors, in large city in
Ontario.

Profile of Operator:  The owner of the project is a social housing corporation, which leases the
property to the Board of Directors of a non-profit seniors service agency, which operates the
project.

Description of Housing:  A 10-bedroom group home was converted from two adjoining two-
storey townhouses of the 140 which comprise a social housing development in a mixed-use,
multi-cultural, low- to medium-income inner city area.  The front of the complex looks like the
other townhouses on the street; it is not identifiable as a group home.  At the back is a fenced,
private garden.  Inside, are a residential scale kitchen, large dining area (with room for three
dining tables), residential scale living room with television and games table, 10 private bedsitting
rooms on the main and second floors (each with a sink in the room), shared bathrooms and
powder rooms on each floor, and a communal lounge/laundry room on the second floor.

Specific Accessible Features:  The front entrance to the kitchen is via stairs; however, the side
entrance (which is protected from the weather and is secure) is at grade, leading to the main floor
common area and an elevator.  Bathrooms are accessible and there are handrails and non-skid
surfaces on stairs.

Tenant Profile:  The 10 tenants are all aged 60+ and some are elderly.  All are unattached and
have low to middle incomes.  Two of the residents moved from an intermediate care facility to
this accommodation.

Development Approach:  Results of a needs survey conducted by a well-established non-profit
service agency for seniors in the early 1980s led to the development of a non-institutional, but
supportive, environment for unattached seniors who were at risk of premature or inappropriate
institutionalization, due to lack of financial and social resources, frailty,  and lack of coping
skills.  Directors of the service agency negotiated a lease arrangement for two existing
townhouses with the social housing corporation which owned them, and sought capital funding
for the conversion, as well as operating subsidies for support services.  Development took two
years, from pre-development to completion.  Rent-up was complete within two weeks of
opening.  (A number of residents had been pre-registered.)

Capital Funding:  Capital funding ($640,000) for the conversion of two standard townhouses to a
10-bedroom group home with large common spaces and an elevator was provided by the
provincial ministry of housing.
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Operating Model:  The home is operated along the same lines as a very sheltered housing project
in the United Kingdom.  Every resident is a member of the service agency, by virtue of living in
this accommodation, and therefore eligible for all the agency’s outreach services, such as
transportation and escorts, counselling and visits from a physician or nurse.  On-site services
include three meals per day, medication supervision, housekeeping, laundry, and 24-hour on-call
assistance.  Residents, who are involved in decision-making about menus, decor, activities, and
other aspects of daily life, are treated as a “family of seniors”.

Operational Funding:  Operations are funded by monthly rents, rental subsidies from the
provincial ministry of housing, subsidies from the long term care division of the provincial
ministry of health for staffing and non-hotel costs (laundry and food), on-going fundraising via
door-to-door canvassing, and private donations.  In-kind donations of furniture, decorating items,
appliances etc. are provided by members of the community.

Housing Tenure and Costs:  Tenure is rental on a rent-geared-to-income (RGI) basis.  Tenants
sign a tenancy agreement and a provision of care services agreement before moving in.

Support Costs:  Annual operating costs including lease payments to the property owner, utilities,
insurance, salaries and benefits, supplies and services total approximately $220K, of which
$132K is for staff salaries and benefits.  Maintenance is provided by the property owner, the
social housing corporation.  The cost of services provided by the support agency to residents are
not included in this calculation.

Lessons Learned:  About management: be sure to get full information on prospective tenants; be
flexible with staff so that the good ones stay - continuity of staffing is very important to
residents; create and update a Policy and Procedures Manual; create and maintain good
relationships with neighbours, doctors, police, etc.; when seeking a new housekeeper, look for a
person with “people skills”.   About design and location: be sure to locate close to shops and
services; ensure that the main entrance is secure; provide plenty of on-site space for small offices
and residents’ storage; remember that not all seniors require or desire an “upscale” residence -
safe, warm accommodation and regular meals are all that are needed by some.

Why This Project Was Profiled:  This project was profiled because:  it is an example of
conversion within an existing social housing development;  it shows how efficiently and quickly
well-established, professional social agencies can meet the needs of a target group; and it is an
example of the “substitution effect” of supportive or very sheltered housing (i.e., some of the
residents of this project would have been institutionalized if this alternative had not been
available, and two of the residents moved from institutions, saving taxpayers considerable
expense).
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Campus Model Supportive Housing for Seniors

Project Name and Location:  Campus model supportive housing for seniors in a suburban area of
a medium sized city, Ontario

Profile of Operator:  The owner of the project is a private, not-for-profit corporation.  It is run by
an Administrator (who has decades of experience being the Administrator of the nursing home)
and a multi-sectoral Board of Directors appointed by the city in which it is located.

Description of Housing:  There is a continuum of accommodation for seniors on one eight-acre
site in a suburban residential area:  a five storey life lease apartment building for independent
seniors, a six storey supportive housing complex for seniors, and the original building on the
property, a thirty-year old one-storey long term care facility (under provincial jurisdiction).  This
profile focusses on the supportive housing complex, while taking into account its relationship to
both the independent apartments and the nursing home.  The supportive housing complex is on
the edge of the campus closest to the street and public transportation.  It has 60 bachelor
apartments, 20 one-bedroom units, five two-bedroom units, and four guest suites for family
visitors.  The units are compact but bright.  They have small kitchenettes, because residents take
most of their meals in a communal dining room.  Amenity spaces in this building are generous,
and include, on the main floor:  a large lounge with a view of the main entrance where there are
table, chairs and telephone for the convenience of residents awaiting rides, a hotel-style dining
room with tables for six, a second, private lounge, a library, and room for private functions.  Also
on the main floor are office spaces for administrative, secretarial, activity and social services staff
and volunteers.  Downstairs are residents’ activity rooms, TV/stereo room, a tea room, a billiards
room, personal storage lockers for residents, and access to the crafts room of the nursing home,
to which the supportive housing building is linked by overground corridor.  Meals served in the
dining room of the supportive housing building are prepared in the commercial kitchen of the
nursing home.

Specific Accessible Features:  Covered overground walkways connect the three buildings. There
is a call bell system for each suite at the entrance to the supportive housing building.  The
entrance is at grade and wide enough for a wheelchair.  Corridors are extra wide.  In the
apartments, bathroom doors open out, there are emergency call bells, and there are easy-slide
drawers in kitchenettes.

Tenant Profile: Applicants for supportive housing must be aged 55+ and in need of support
according to their physician.  Residents’ ages range from 55 to over 100; their marital  and
income status vary - the profile is mixed.  Residents in each level of accommodation have
priority admission to any other level of accommodation on the same site.
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Development Approach:  Results of a needs assessment and community consultations conducted
in the late 1980s indicated the need for a seniors’ apartment building on the same site as the
nursing home.  Both provincial and federal housing corporations were seen to be too restrictive,
so it was decided to develop the idea privately through a charitable, not-for-profit community-led
organization, a group with a Board of Directors appointed for up to 10 years by the city.  Three
key members of the organization were the Administrator of the nursing home (very familiar to,
and with, the community), a former real estate agent, and a construction company executive with
extensive building experience.  Other members included a banker, physician, federal politician,
lawyer and engineer.  An architect “who would listen” was hired, and after one of the Board
members had finished and reported on an information-gathering tour of retirement communities
in the USA, the design began.  Committee members had hands on involvement throughout the
entire design and building phases.  Although municipal bureaucrats treated the Board as private
developers and made many aspects of development (such as re-zoning) a challenge, local bankers
were not hesitant to fund the project, based on the fine and long reputation of the nursing home’s
administration, and the qualities of the members of the Board.  The building took two years from
conception to completion.  Rent-up was complete within three months of opening, a slower rate
than anticipated due to a slow-down in the real estate market.

Capital Funding: The total estimate for the two buildings (the land was already owned by the
nursing home) was $10M.  Bridge financing during construction (some of which was deposits
from buyers of life leases in the independent apartment building), pre-sales of life leases, and a
15-year conventional mortgage from a bank financed the construction of the supportive housing
building and the independent apartment building. No government money was requested or
received.

Operating Model:  Management of all three buildings is the responsibility of the Board of
Directors and the CEO of the not-for-profit organization. The supportive housing building has
4.5 Registered Nurses on staff as well as housekeeping, maintenance and activity staff.  Cooking
and kitchen staff are shared with the nursing home. Various chores such as snow clearance and
window cleaning are contracted out.  Volunteers from the independent apartments and from the
community serve in both the nursing home and the supportive housing.  Supports for residents of
the supportive housing include two meals daily, housekeeping, transportation to outings and
medical appointments, in-house banking, laundry services, weekly worship, recreational events
and more.

Operational Funding:   On-going sources of income include rent, fees for specific services,
donations and bequests.
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Housing Tenure and Costs:  Tenure in the supportive housing is month-to-month rental, ranging
from $1500 to $2000 per month all inclusive (that is, for shelter, hotel costs and the support
services listed above).  Costs vary according to the size of suite and the number of meals
purchased per month.

Support Costs:  Information on the cost of providing support services to residents is not
available.

Lessons Learned:  About development: genuine community consultation results in genuine
community support; constant and intense involvement by Board and Building Committee
members during design and construction averted disasters or disappointments.  About
management: a management style that is hands-on, involved, and personal appears to result in a
place that feels like home; residents are treated as “guests” not “patients”.  About design:
providing individual, identifiable, private space with a lockable door for residents is paramount;
providing underground parking is an expensive luxury and adds to the cost of each unit; residents
of supportive housing would prefer a verandah (protected outdoor space) rather than a patio, on
which to sit in fine weather.

Why This Project Was Profiled:  This project highlights the importance of having an
experienced, credible, multi-disciplinary and multi-sectoral group of professionals who have
enough of a reputation to borrow large amounts of money, and who have the talent, knowledge
and will to envision and then oversee the development and operations of a complex,
sophisticated, and ultimately very satisfactory supportive housing complex for seniors.  This
project also shows that cost savings can be realized by taking advantage of land that has already
been acquired and paid for, and resources already in place (such as the chapel and commercial
kitchen at the nursing home, that serve the whole campus).
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Timothy Gardens

Project Name and Location:  Timothy Gardens, Moose Jaw, SK

Profile of Operator:  The Moose Jaw Non-Profit Housing Corporation owns and manages the
suites; the City of Moose Jaw owns the communal and commercial spaces; the Moose Jaw and
District Senior Citizens Association leases and in turn rents out the community and commercial
spaces.

Description of Housing:  Timothy Gardens is a converted Eaton’s store, an attractive old building
on the main street of Moose Jaw, near shops and services, and easy to find.  It is a three storey
structure, converted in 1990 to mixed use for seniors.  It consists of 26 apartments for seniors on
the second and third floors, and a cafeteria, craft room, woodworking room, meeting rooms, and
rented offices on the main floor and in the basement.  One of the offices is rented by a service
agency which matches seniors with service providers.

Specific Accessible Features:  The common areas of the building are accessible.  It has a secured
entrance and elevator.  An important feature of Timothy Gardens is that residents can go to the
cafeteria for a meal, go to social activities, and meet with service providers  - all without going
outside. This is an important consideration in a harsh climate.

Tenant Profile: Tenants are aged 60+, predominately women, with low incomes.

Development Approach: When the Eaton’s store was vacated, community leaders in Moose Jaw,
including the city planner, members of seniors groups, and an active senior on City Council, got
together, and recognizing the lack of appropriate, affordable, supportive housing for an aging
population, agreed to convert the store to a combination of housing and community centre.  The
municipality bought the store from Eaton’s.  Critical to the start-up and follow-through in this
project was the involvement of active local seniors.

Capital Funding:  Funding for the purchase and conversion was shared by the municipality, the
province and the federal government.

Operating Model:  There is a resident caretaker in the building, an employee of the housing
corporation, who is very involved in day to day administration.  Her job is to receive and act on
complaints, book room rentals, and more.  In addition, the Moose Jaw and District Senior
Citizens Association (a 1100-member organization), leases the community and commercial
spaces in a block from the City and, in turn, rents them out individually (e.g., commercial space
to a travel agency and service agency; community space to various non-profit groups for their
monthly meetings).  Tenants who need home care can arrange it through the agency housed in the
building.
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Operational Funding:  Funding subsidies are received as they are for all social housing.  Income
from rental of communal and commercial spaces contributes to the cost of overhead.

Housing Tenure and Costs: Tenure is rental: this is social housing for seniors.  All apartments are
rent-geared-to-income (RGI) with no tenant paying more than 25% of their gross income on rent.

Support Costs:  Costs of support are not significant: home support costs are borne by the tenants
and taxpayers.  Other supports, such as the cafeteria in the building, are self-financing.

Lessons Learned:  About development: an active seniors population and co-operative planning
department of municipality can work well together to create a successful project; re-use of an
existing, vacated building that is familiar to and valued by community members, can contribute
to the community fabric.  About social aspects: the building’s location and mixed use make it
possible for seniors who may have been isolated in rural communities to have a very active social
life.  About design and location: the complex is considered so attractive and well-located that
many seniors who are too affluent to qualify for social housing have applied to live there - it
would have been wise to include some market rental suites.

Why This Project Was Profiled:  This project was profiled because Richmond has very limited
vacant land, but may have several vacated stores or other buildings in central locations which
could be converted to mixed use for seniors.
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Life Care Centre Retirement Community

Project Name and Location:  Life Care Centre Retirement Community (in a hotel) Winnipeg,
MB.

Profile of Operator:  The owner/operator of the Quest Inn is the owner/operator of the supportive
housing.

Description of Housing:  The Quest Inn is a hotel on a main downtown street of Winnipeg, close
to a city park, small shops, and a major mall.  Ninety units in one section of this viable hotel have
been allocated as supportive housing for seniors.  Some units are single rooms with efficiency
kitchenettes, others are one-bedroom suites.  All have private bathrooms.

Specific Accessible Features:  Common areas of the hotel are fully accessible, as they are in most
hotels, and there are elevators.

Tenant Profile: There were 80 seniors residing there in 1999: 70% female, ranging in age from
55 - 100.  Ethnicity is mixed.  Income is varied.

Development Approach:  The conversion of one section of the hotel was done by the owner, who
wished to provide a clean, safe, supportive and affordable environment for seniors who wished to
live downtown.  He consulted with nursing homes and with groups of seniors in developing his
concept.

Capital Funding: The conversion of hotel rooms to seniors’ suites was privately financed by the
owner.

Operating Model:  Since a hotel is a 24-hour operation, tenants have the security of 24-hour
emergency response from the front desk.  In addition, there is on-site Life Care Community staff
who help residents access home care as needed, an activity co-ordinator who arranges outings, a
nurse on-site weekdays and a physician on-call weekends.  Residents can also take advantage of a
Winnipeg service that provides on-call medical help anytime.  Tenants have their own separate
dining room and lounge, or can participate in the social life of the viable hotel.  They also have
the option of meal delivery and housekeeping and linen service.

Operational Funding:  Operational funding comes from tenants rents and fees, as well as general
revenue from the hotel.

Housing Tenure and Costs:  Tenure is rental, and the base price for the supportive housing is said
to be “moderate”.
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Support Costs:  Information on the cost of support staff is not available.

Lessons Learned:  About development: the hospitality industry knows how to look after people
and knows how to design buildings that are accessible to the general population - they are a
valuable resource for supportive housing for seniors.  About design: it is not necessary to
segregate seniors supportive housing from other accommodation or uses - in this case, residents
can spend part of their day watching the comings and goings in the public lounge of the hotel,
remaining “part of the world”.

Why This Project Was Profiled:  This project was profiled because it is possible there are a
number of hospitality providers in Richmond who would be interested in collaborating on a
supportive housing project for seniors.
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Appendix B – Inventory of Community Resources
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HEALTH SERVICES

Provider Services Provided

Continuing Care Division
Richmond Health Services
150 – 8400 Alexandra Road
Richmond, BC  V6X 1C4

278-3361

• Home Care Program:  registered nurses,
physiotherapists and occupational therapists
provide health care services to those who are ill and
whose physical, social and emotional needs can be
met at home.  No charge for home care nursing and
rehabilitation services.

• Long Term Care Program:  arranges home support
for adults and seniors who cannot live
independently due to ongoing health problems.
Home support fees are determined by a formula that
is based on previous year’s reported net earnings.

Healthy Adults and Family Program
Population Health
7000 Westminster Highway
Richmond, BC  V6X 1A2

233-3150

• Provides information on health promotion and
injury prevention.  No charge for services.

• Works with community groups to hold public
forums and seminars on various topics, some of
which are of interest to seniors (e.g. preventing
slips, trips and falls).

Hearing Services
Population Health
7000 Westminster Highway
Richmond, BC  V6X 1A2

233-3150

• Early identification, assessment and treatment of
hearing problems (for Richmond residents of all
ages).  No charge for hearing test and initial
screening.  Client pays for hearing aids if loss of
hearing is identified.

Flu Clinic
Population Health
7000 Westminster Highway
Richmond, BC  V6X 1A2

233-3150

• Free flu and pneumococcal immunizations to
seniors.  No charge for service.

Wellness Clinic
Minoru Place Seniors’ Centre
7660 Minoru Gate
Richmond, BC  V6Y 1R9

273-1975

• Drop-in takes place on the third Wednesday of
every month.  No charge.  Membership to Minoru
Place is not required.

• Health care professionals provide wellness
counselling to seniors, check blood pressure, review
current medications, and answer general health
questions.
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HOME SUPPORT

Provider Services Provided

Para-Med Health Services
678 – 5900 No. 3 Road
Richmond, BC  V6X 3P7

273-1142

• Respite care and home support services to clients
of all ages in their own homes.  Personal care (i.e.
bathing, grooming):  $28.25 per hour plus GST.
Non-personal care (i.e. home management):
$26.75  per hour plus GST

• Assistance with cleaning, laundry, meals, personal
care, bathing, dressing, grooming,  administration
of medicine, etc.

• Services available in English, Cantonese and Indo-
Pakistani languages.

Richmond Community Home
Support
100 – 6100 Bowling Green Road
Richmond, BC   V6Y 2G5

270-8105

• Home support for senior citizens and other clients
in Richmond area.  Home support services are
based on client’s income.  Costs are determined by
Long Term Care assessment at Richmond Health
Services.

• Operates the Kinsmen alert line which is a
personal response system that provides, at the push
of a button, 24-hour assistance for emergency
situations.  Alert line costs:  1st month: $120
(includes $50 box, $35 installation fee and $35
monitoring fee); afterwards, cost is $35 per month
for 24-hour monitoring service.

Meals on Wheels
Victorian Order of Nurses
Richmond/Vancouver
1525 West 7th Avenue
Vancouver, BC  V6J 1S1

732-7638

• Delivers hot noon meals and sandwich packs to
residents of Richmond who are unable to prepare
food for themselves.  $4.99 per meal (includes
entrée, vegetables, soup, juice and dessert).  $1.53
for sandwich and fruit.  Chinese meal is $3.99 per
meal for congee and main entrée.  Chinese meals
are also available (phone: 292-7200).

St. Alban’s Anglican Church
7260 St. Alban’s Road
Richmond, B.C.

277-2770

• Offers a drop-in Community Meal program for the
general public every Tuesday at 5:30 p.m. from
September to June.  No charge for meals

Salvation Army
8280 Gilbert Road
Richmond, B.C.

277-2424

• Offers a drop-in Community Lunch program for
the general public every Wednesday from 12:30
p.m. to 1:30 p.m.  No charge for meals.
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HOME SUPPORT Continued

Provider Services Provided

Volunteers for Seniors
Richmond Connections
190-7000 Minoru Blvd.
Richmond, BC  V6Y 3Z5

279-7030

• Shopping service to assist seniors with buying
groceries and personal items.  No fees are charged
for services.  The Richmond Seniors Directory is
free of charge.  Some incidental costs include:
possible delivery charge for groceries from stores
(e.g. Safeway charges $2.00 for delivery).
Transportation clients are encouraged to reimburse
volunteers for gas and parking.  Clients pay for
own HandyDart transportation if required.
Caregivers support program has a $20.00
registration fee to cover cost of supplied materials.

• Transportation to and from medical appointments.

• Organizes social lunch groups.

• Volunteer visitors spend time with seniors to
enhance quality of life.

• Telephone volunteers make weekly calls to seniors
for conversation.

• Caregivers support program provide education and
advice to persons caring for seniors.

Medical Equipment Loan Service
Canadian Red Cross
108 – 2931 Olafsen Avenue
Richmond, BC  V6X 2R4

278-4011

• Loans a range of medical equipment (wheelchairs,
canes, crutches, hospital beds, walkers, etc.)  to
people of all ages for up to 3 months.

• No fee for equipment loan.

• Mobility equipment requires referral from a
medical health officer.

Seniors’ Repair Service
105 – 3876 Norland Avenue
Burnaby, BC  V5G 3S8

291-1133

• Experienced retired or semi-retired tradesmen
provide low-cost small repairs and renovations for
seniors in Greater Vancouver, including
Richmond.  Cost for service varies depending on
type of repairs.

• Trades include plumbing, carpentry, painting and
wallpapering, electrical work, gardening, tree
pruning, clean-up, appliance and TV repair.
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DAY PROGRAMS

Provider Services Provided

Richmond Kinsmen Adult Centre
100 – 6100 Bowling Green Road
Richmond, BC  V6Y 4G2

272-3237

• Provides therapeutic activities, support and health
monitoring for clients with chronic health
difficulties.

• Referrals from Continuing Care pay $4.00 for 3
course lunch and $3.50 for return transportation (if
required).  Non-referrals (i.e. drop-ins) pay $70.00
per day.

• Noon meal and snacks are provided.

• Require referral from Continuing Care.

Rosewood Adult Day Centre
6260 Blundell Road
Richmond, BC  V7C 5C4

274-1232

• Provides therapeutic, recreational and socialization
activities for seniors and adults with health-related
disabilities.

• $5.00 per day.  No drop-in rate for non-referrals
from Continuing Care.

• Noon meal and snacks are provided.

• Require referral from Continuing Care.



                                                                                                                                                           
OPTIONS CONSULTING Affordable Seniors Supportive Housing – City of Richmond page 124

SPECIAL NEEDS

Provider Services Provided

Richmond Mental Health Team
Richmond Health Services
200 – 6061 No. 3 Road
Richmond, BC  V6Y 2B2

273-9121

• Treatment, rehabilitation and specialized services
to people of all ages with a serious mental illness
or behavioural disorder.  No charge for services.

• Organizes a weekly lunch group for seniors clients.

• Cross-component programs such as tai chi and
crafts aim to bring seniors and non-seniors
together.

Mental Health Emergency Services
Greater Vancouver Mental Health
Service
560/570 – 4400 Hazelbridge Way
Richmond, BC  V6X 3R8

439-6334

• Assesses people thought to be mentally ill and in
need of emergency intervention and refers them to
services which are essential to the emergency
situation.

Happy Gang
Minoru Place Seniors’ Activity
Centre
7660 Minoru Gate
Richmond, BC  V6Y 1R9

273-1975

• Meetings, social outings and special events for
seniors with special physical disability.

• $15 annual membership fee to Minoru Place
Seniors’ Centre.
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COUNSELLING AND SUPPORT

Provider Services Provided

Crisis Line
Chimo Crisis Services
120 – 7000 Minoru Blvd.
Richmond, BC  V6Y 3Z5

279-7077

• Crisis line counselling that offers assistance 7 days
a week to callers of all ages who are experiencing
distress.  No charge for service.

Richmond Senior Peer Counselling
190 – 7000 Minoru Blvd.
Richmond, BC  V6Y 3Z5

279-7034

• Offers counselling and peer support on the special
problems that face seniors (e.g.  new living
situation, loneliness, reduced income, retirement,
bereavement, health and aging, etc.).  No charge
for service.

• Seniors volunteer to be peer counsellors and
undergo a training program.

Richmond Seniors’ Counsellor
Minoru Place Seniors’ Centre
7660 Minoru Gate
Richmond, BC  V6Y 1R9

273-1975

• Counsellors assist seniors to:

• Identify appropriate service agencies

• Help complete applications for pension and other
seniors’ benefits

• Provide information on programs such as Shelter
Aid for Elderly Renters, bus programs, seniors’
housing and consumer services.

• No charge for services; membership to Minoru
Place not required.

Alzheimer Society of BC
290 – 7000 Minoru Blvd
Richmond, BC  V6Y 3Z5

279-7120

• Support group for persons with Alzheimer disease
and/or caregivers meets once a month.  No charge.

• Provides education, advocacy and research
services for people with Alzheimer disease and
family members.

Richmond Hospice Association
274 – 7000 Minoru Blvd.
Richmond, BC  V6Y 3Z5

279-7140

• Provides emotional support focused on quality of
life until death to terminally ill persons and their
families.  No charge for services.
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COUNSELLING AND SUPPORT Continued

Provider Services Provided

Diabetic Support Group
Osteoporosis Support Group
Parkinson’s Support Group
Minoru Place Seniors’ Activity
Centre
7660 Minoru Gate
Richmond, BC  V6Y 1R9

273-1975

• Support groups for the ill and their caregivers.

• Groups meet once or twice a month at the Minoru
Place Seniors’ Centre.

• Membership to Minoru Place is usually expected
although not required.

Heart and Stroke Foundation of B.C.
and Yukon
280 – 7000 Minoru Blvd
Richmond, BC  V6Y 3Z5

279-7130

• Provides public education and information about
heart disease and strokes.

• No charge for services.

Richmond Stroke Recovery Centre
South Arm Community Centre
8880 Williams Road
Richmond, BC  V7A 1G6

718-8060

• Support group that meets weekly for persons
recovering from a stroke and their caregivers.

• Provides speech therapy, exercise and
entertainment.

• Annual fee $17.00
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TRANSPORTATION

Provider Services Provided

HandyDart Custom Transit
Greater Vancouver Community
Services Society
325 – 7000 Minoru Blvd.
Richmond, BC  V6Y 3Z5

279-7090

• Offers a specialized transportation service for
anyone in Richmond who is unable to use the
regular bus service.

• $1.75 each way for 1 and 2 zone travel; $2.50 each
way for 3 zones; $3.50 each way for 4 zones

Taxi Saver Program
HandyDart
325 – 7000 Minoru Blvd.
Richmond, BC  V6Y 3Z5

279-7090

• Allows HandyDart registrants to obtain discounted
taxi rides without having to pre-plan the trip.

• $20 per book of coupons (get $40 worth of travel
coupons) may purchase up to two books per
month, and coupons are good for six months.

Community Leisure Transportation
Minoru Seniors’ Society
7660 Minoru Gate
Richmond, BC  V6Y 1R9

273-1975

• Operates multi-passenger vehicles for use by
Richmond-based, non-profit community groups
affiliated with leisure.

• Enables Richmond residents with special needs to
access leisure opportunities.

• $7.00 to book vehicle for travel within Richmond;
vehicle accommodates 7 passengers, so cost of
travel is divided among number of passengers.
Minimum $15.00 or $0.22/km to book vehicle for
travel outside of Richmond; cost is divided among
number of passengers.

Core Area Shopping Service
Minoru Place Seniors’ Centre
7660 Minoru Gate
Richmond, BC  V6Y 1R9

273-1975

• Bus service that picks up seniors at various
locations in the Richmond core and delivers them
to Blundell Centre (Mondays) and Landsdowne
Centre (Thursdays).

• $1.00 round trip

Volunteers for Seniors
Richmond Connections
190 – 7000 Minoru Blvd.
Richmond, BC  V6Y 3Z5

279-7030

• Volunteer drivers transport clients to and from
medical appointments.

• No fee for service, but client is encouraged to
reimburse volunteer for gas and parking.
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MULTICULTURAL

Provider Services Provided

South Arm Senior and Adult Day
Care Service
11051 No. 3 Road
Richmond B.C.

272-3909

• Independently owned and operated adult day care
for Chinese speaking seniors.  Operates Monday,
Wednesday and Friday.  Located at South Arm
United Church but not affiliated with church.  $30
per day, includes one hot meal, two snacks, full
day programs and a health care check-up.

Richmond Chinese Seniors Group
SUCCESS (Richmond Office)
220 – 7000 Minoru Blvd.
Richmond, BC  V6Y 3Z5

279-7180

• Organizes social activities for seniors.

• Offers ESL classes for Chinese-speaking seniors.

• Fees for social activities vary depending on type of
activity.  ESL classes are $32.00 per course.
Seminars are free

Richmond Multi-Cultural Seniors
Society
210 – 7000 Minoru Blvd.
Richmond, BC  V6Y 3Z5

279-7160

• Provides social programs and services to meet the
needs of seniors, including the coordination and
dissemination of information for seniors.

SOCIAL AND RECREATION

Provider Services Provided

Minoru Place Seniors’ Centre
Minoru Seniors’ Society
7660 Minoru Gate
Richmond, BC  V6Y 1R9

273-1975

• Activity centre for seniors aged 55+.

• Annual membership fee of $15.00.  Additional
fees may be charged for certain programs and
activities.

• Ongoing activities include billiards, bingo, bridge,
crib, darts, mah jong, seminars, day trips, walking
club, photography club, etc.

• Classes offered include art, dancing and fitness.

• Services include seniors’ counsellors, podiatrist,
hearing clinic, wellness clinic, income tax clinic
and telephone referrals for seniors’ needs.

• Has a cafeteria with a hot meal program.
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SOCIAL AND RECREATION Continued

Provider Services Provided

Hamilton Community Centre
5140 Smith Drive
Richmond, BC  V6V 2W5

524-0631

• Offers workshops, discussion groups, fitness,
special events.

• Fees vary according to activities.  Consult City
Recreation Guide for list of fees.

Sea Island Community Centre
7140 Miller Road
Richmond, BC  V7B 1L4

718-8000

• Offers day trips, arts and entertainment, discussion
groups.

• Fees vary according to activities.  Consult City
Recreation Guide for list of fees.

South Arm Community Centre
8880 Williams Road
Richmond, BC  V7A 1G6

718-8060

• Offers workshops, bridge, social events, fitness
programs, day trips.

• Fees vary according to activities.  Consult City
Recreation Guide for list of fees.

Steveston Community Centre
4111 Moncton Road
Richmond, BC  V7E 3A8

718-8080

• Offers workshops, crafts, walking club.

• Fees vary according to activities.  Consult City
Recreation Guide for list of fees.

Thompson Community Centre
5151 Granville Avenue
Richmond, BC  V7C 1E6

718-8422

• Offers fitness programs, walking club, social
events.

• Fees vary according to activities.  Consult City
Recreation Guide for list of fees.

West Richmond Community Centre
9180 No. 1 Road
Richmond, BC  V7E 6L5

718-8400

• Offers social events, day trips, walking club.

• Fees vary according to activities.  Consult City
Recreation Guide for list of fees.

Minoru Aquatic Centre
7560 Minoru Gate
Richmond, BC  V6Y 1R9

718-8020

• Offers Seniors Swim and Seniors Aquasize
programs.

• Fees vary according to activities.  Consult City
Recreation Guide for list of fees.
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SOCIAL AND RECREATION Continued

Provider Service Provided

Richmond Golden Rod and Reels
c/o Steveston Community Centre
4111 Moncton Street
Richmond, BC  V7E 3A8

718-8080

• A club for seniors aged 55+ which organizes salt
and fresh water fishing trips throughout the year.

• $5.00 per year membership

Old Age Pensioners’ Organization
Branch #34
2nd Floor, 7191 Granville Avenue
Richmond, BC  V6Y 1N9

274-4421

• Social activities offered include bingo, carpet
bowling, day trips, Christmas dinner and other
seniors activities. Closed during the summer.

• $8.00 annual membership and $3.00 annual
insurance.  Additional individual costs vary
depending on activities.

Richmond Curling Club
5540 Hollybridge Way
Richmond, BC V7C 4N3

278-1722

• Has a seniors’ league for persons 50+.

• $70.00 per year (Senior Men’s League), $5.00
drop-in (Sr. Men’s), $3.50 drop-in (Sr. Mixed)

Richmond Centre Mall
6551 No. 3 Road
Richmond, BC

273-4828

• Offers seniors a free movie once a month.

• Organizes Seniors Week once a year in June with
special events for seniors and non-profit
organizations set up booths to promote services to
seniors.

• No charge for services.

Lansdowne Mall
5300 No. 3 Road
Richmond, BC

270-1569

• Hearts in Motion Walking Club (sponsored by the
Heart and Stroke Foundation) operates every
morning.

• Yuen chi dance club operates Monday to Friday 8-
9:30 a.m. (Yuen chi is like Tai chi but is set to
music)

• $10.00 per year registration for  Walking Club.
$10.00 annual membership fee for Tai chi club.
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