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Good afternoon

My name is Christel Kjenner and I’m the Director of the newly formed Housing Action Team at the City of Edmonton, formerly the Director of the Affordable Housing and Homelessness section. 
 
The Housing Action Team was created to level up the City’s response to increasing housing supply - both market and non-market. 

But I’m here today with Lindsay to speak primarily about affordable housing. 
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I want to begin with some context about the kind of housing need we’re experiencing in Edmonton. 

Edmonton is Canada’s fifth-largest city with 1.1 million people living in the city itself and 1.5 million in our CMA.

We are growing at a faster rate than the provincial average, with a jump of 8.3% between 2016 and 2021. This growth shows no signs of slowing and in the last two years alone, Edmonton has welcomed more than 100 000 new residents.

When it comes to housing, the shortage of affordable housing is acute.   

There are around 395,000 homes in Edmonton - but just 15,000 of them are social or affordable housing. 

According to our Housing Needs Assessment, nearly 1 in 4 renters are in core housing need. 

A household is considered to be in Core Housing Need if it falls below one or more of the affordability, adequacy or suitability criteria. That can mean tenants are paying more than 30% of before-tax household income in rent, they’re living in crowded conditions, or their housing needs major repairs, and they can’t afford to move. 
 
Edmonton has a disproportionately high percentage of households in core housing need and severe housing need - the third largest share of households in core housing need in the country, exceeded only by Toronto and Vancouver.  
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While rents in Edmonton are still below the Canadian average, they are already out of reach for many households earning moderate, low and very low incomes. 

Just over one-third of renter households in Edmonton earn $45,000 or less annually. 

That means they require rents at $1,125 on the low end and $1,749 on the high end. 

As of March of this year, average rent was $1,365 for a one-bedroom and just over $1,900 for a three-bedroom. 

Three-bedroom rents in Edmonton posted the largest annual increase of 20.9% in March. 

There are around 24,770 renter households that can’t afford more than $1,125 in monthly rent - no matter the size. 

And there are 3,100 renter households that can’t afford more than $500. 





+1,400-1,700 
units by 2026

+3,800 units 
by 2050

+30,200 units 
by 2050

+5,700 units 
by 2050
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In 2022, the City created Edmonton’s first Housing Needs Assessment with data from the 2016 census and last year we were able to update it with the latest 2021 census data. 

A Housing Needs Assessment is a deep dive into understanding the scope and depth of housing need. It provides data-informed insights that help prioritize solutions to local housing challenges. 

The quantitative analysis considered the following factors:
Core Housing Need, broken down by income category, household size, and then priority population group. This helped to inform an understanding of who needs homes and at what price; what size of homes are needed; and, an understanding of the unique housing needs of priority populations.
It also looked at trends in housing supply over time to understand current and future supply gaps 
And finally, it looked at 10-year population projections
It found that to meet the projected housing need, Edmonton requires 3,800 more units of social housing, more than 30,000 non-market affordable rentals and 5,700 units of near-market affordable rentals. 

If we don’t start building today, the targets will rise as the unmet need grows. 

This is not something the City can solve alone but there are several ways we work to enable affordable housing development. 















The City’s Approach

● Affordable Housing Investment Plan

○ Makes grants and land available to affordable housing 
providers (up to 25% or 40% for Indigenous-led housing)

○ First investor in, attract funds from other orders of 
government

○ Prioritize affordability, location, design  

● 16% affordable housing in every neighbourhood

● +2,700 new units funded in first 4 years

● $132 investment attracted $527 million from other funders

● $1 billion in housing construction 

5

Presenter Notes
Presentation Notes
In 2018, Edmonton adopted its first four-year affordable housing investment plan, which positioned the City - using its own pre-approved envelope of funding - as an early investor in affordable housing projects. 
This approach was based on the premise that affordable housing is critical social infrastructure that won’t happen by accident and must be planned for. 
In order to attract funding, the City needed to have a pipeline of shovel projects. And in order to create that pipeline, non profit providers needed to know they could access funds.
A new Affordable Housing Investment Program was launched to provide annual predictable funding and to remove risk for non-market housing developers by allowing City money to be the first money into a project. 
The plan’s investment guidelines were also enshrined in a new Council-approved policy that articulated guidelines on how Adminstration should prioritize funding and land for non-market housing. 
Projects are evaluated based on affordability for the future tenant, funding from other sources, proximity to amenities and services, design, and - importantly - in the context of a new City-wide target of 16% affordable housing in every neighbourhood. 
With this framework in place, the City of Edmonton was able to surpass our original unit targets and created more affordable housing in the four years between 2019 and 2022 than had been created in our City over the previous decade. 
The City’s investment of $132 million attracted an additional $527 million dollars of investment from other funders and lead to almost $1 billion in housing construction. 

Since the launch of this program, the City has expanded it to include a land stream, that makes City land available to nonprofits for $1 as well as a stream specifically designed for Indigenous-led housing providers. The City has also launched a property tax grant that rebates property taxes for nonprofit affordable housing operators. 
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Supportive Housing

● Identified as critical gap

● City provides land, funding, 
project management and 
communications/engagement 
support then transfers assets 
to Homeward Trust (CBO)

● Since 2019, $96 million 
invested in 880 new units

● Another 1400-1700 units are 
still needed by 2026
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The City of Edmonton’s focus on supportive housing provides further illustration of our more hands-on approach. Supportive housing combines affordable housing with on-site health and social supports to help people experiencing homelessness access and maintain their housing.

In 2017, the City’s Homeless-serving System Planner, Homeward Trust Edmonton identified permanent supportive housing as a critical gap in Edmonton’s housing ecosystem. This type of housing was difficult for the nonprofit sector to bring on, because it requires every project to align six different pots of capital and operating funding at the right time and in the right place. 

Since 2020, City Adminstration has led construction on six new supportive housing sites. These are purpose built and designed in collaboration with Homeward Trust, which ensures that the built form will meet the needs of future tenants and operators. 

The City of Edmonton received $35.1 million from the first round of the CMHC’s Rapid Housing Initiative that allowed us to successfully develop and turn over 210 new units of supportive housing to Homeward Trust to operate. 

We’ve replicated the success of these sites by continuing to have City-owned land ready for funding opportunities and we are in the process of building a sixth site with funding from the third round of RHI.

On Tuesday, Council gave Administration approval to move forward with two more sites that have not yet been approved for RHI funding but have received capital funding from the Government of Alberta. 

In total, the City has directly developed 372 units of supportive housing and financially supported the create of  411 additional units through partner-led supportive housing projects. 

I’ll hand it over to Lindsay now to provide more information on other types of affordable housing. 











Company

Created under a Ministerial Order by the 

Government of Alberta, Civida began as the 

Edmonton Housing Authority in 1970. In 1995 we 

became Capital Region Housing and in 2021 we 

became Civida. 

Our mission has always been to provide safe and 

affordable housing. 

Background
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Civida is the largest provider of community and affordable housing in Northern Alberta, overseeing close to 5,400 community and affordable homes at more than 130 sites across the City of Edmonton. Civida is the largest provider of community housing in the province with close to 4400 community housing homes. Civida also administers rent subsidies for more than 3,400 households each month. With a history spanning more than 50 years and guided by a mission to provide safe and affordable homes, Civida prioritizes sustainability, customer and community wellbeing, and collaboration to create stable and inclusive housing environments for all.

Since being created under a Ministerial Order by the Government of Alberta, what is now known as Civida has changed names from Edmonton Housing Authority to Capital Region Housing and in 2021 became Civida. 

Our mission has always been to provide safe and affordable housing. 





About Civida 

Housing
• We serve over 15,000 tenants living in Civida homes.

• We administer over 3,400 rent subsidies per month 

to individuals and families.

• We manage close to 5,400 homes in 800 buildings 

across 138 locations.

• We develop and manage new affordable housing.

• We build partnerships with community 

organizations. 
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As Christel was mentioning, Edmonton's population is just over $1M people. Civida serves close to 1.5% of those Edmontonians in our homes. Our properties are spread out across the cities in many different neighbourhoods.

Last year, we undertook an organizational transformation and created an new district model of serving our tenants from 8 geographically located district property management offices. Each of the offices is located at one of the larger properties in that district. Teams of 6 works collaboratively together with the tenants from initial showings and leasing to addressing maintenance concerns to annual income reviews. As an aside, we also created on-tools positions with Maintenance Techs and Site Assistants enable to provide timely responses to proactively address demand maintenance. 

Back on track about Civida Housing, we adminster 3,400 rent subsides per month on behalf of the GoA to individuals and families living in the private market. This fundings assisting households with affordability for housing.

In addition to our Property Management district teams, we also have a Planning and Project Delivery team that work with them to address deferred maintenance and renewal work on the 5,400 homes across 138 properties.

As part of the restructuring of the organization, a renewed focus was placed on community partnerships that enhance the wellness of both Civida tenants, properties and the overall communities.





Housing Continuum

We are here
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The need for partnerships is apparent when we look at the space we occupy on the housing continuum. The importance of building relationships with other housing providers is critical as well as other not-for-profit service providers that can enhance the wellness, bring in services that enhance what Civida is enable to offer as a community and affordable housing provider.



66%

Demographics
from 20 22 C us tomer Surv ey

54% 35% 32% 27%

Have children 

under the age of 

18 at home

Identify as 

coming from a 

racialized 

community

Have a disability 

or accessibility 

needs

Primarily speak a 

language other 

than English at 

home

Currently 

employed full or 

part time
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For those of you that may have come to visit Civida at our Corporate location on 112 Street, upon arrival in our lobby, it would be apparent as to need for community and affordable housing as our waiting room is full, almost all day, every day. It is also apparent that many new immigrants to Canada have a need for safe and affordable housing.

Our 2022 customer survey confirmed those observations with 1/3 of families living in a Civida home speak a language besides English at home. 54% identify as coming from a racialized community. 

2/3 of households have children which supports the findings that larger 3, 4 and 5 or more bedrooms are where the need for housing is. Many of those families are larger and extended families.

1/3 of our tenants have accessibility needs

¼ of those we serve are employed

Understanding who we serve has been fundamental to our shifting thinking and policies. Some examples of such are intention programming and building larger units (3,4,5 bedrooms), intentionally creating partnership spaces to enable other Not for profits to provide services, creating space for amnenties such as daycare that remove barriers and enable those living in our homes to consider employement or education opportunities




Civida 

Programs
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• Civida’s largest portfolio

• Governed by the Alberta Housing Act 

to determine eligibility and 

prioritization

• Rent is based on 30% of income.

• 4,400 homes within the City of 

Edmonton. 

Community 

Housing
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Community Housing is the largest component of Civida's portfolio. To provide some context, the Average monthly rent for Community Housing is $385. That's the average from 1 to 4 bedrooms inclusively. The lowest monthly rent is $134 for a single individual in an one bedroom unit.

Majority of properties are owned by the GoA and CoE. On behalf of the GoA (ASHC) and CoE, Civida manages those homes.

The first new community homes created in the last few decades to the best of our research was undertaken last year at O'Day min Village with 100 new community homes aside 49 near market units in a mixed income model.

Eligibility and prioritization of community housing is determined by Alberta Housing Act. SHAR legislation provides the framework for point scoring to determine prioritization for the next available home that aligns with the applicants requirements. 

Unfortunately the current need is far outpacing the availability. Civida's refreshed priority list (based upon the July implementation of the new legislation) is 4,800 individuals and families and growing at a rate of 300 families per month.

As I mentioned the average monthly rent of $385, likely many of you were wondering if that would cover your utility bill this winter. The rental revenues do not cover the operating expenses of the buildings and as such, deficit funding is provided by the GoA to offset the costs of operating.




Affordable 

Housing
• Rent ranges from 0-40% below current 

CMHC market rental rates.

• Housing built through the support of 

municipal, provincial and federal 

capital grants, as well as Civida 

investments.

• Grant support translated into lower 

rent for those in need of affordable 

housing.
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Affordable housing has a broad definition. For Civida, it means benchmarking against the CMHC rental rents for a given district and percentage reduction of CMHC rents. 

Rents range from $690 for a one-bedroom to $1,173 for a 5 bedroom at the subsized 60% of CMHC market rates, up to 100% of CMHC for the given area of Edmonton. These rents are always geared to 30% of a household income which is what qualifies an individual or family for the percentage of subsidization.

Civida owns and operates approximately 1000 units of affordable housing. The Operation of such building are self sustaining. 

Capital investment for construction provide the ability to offer rents at lower rates. For example at our newest development, Lendrum, the all three level of government provided support for the construction of the 120 units. As such, the rents are lowered to the lowest possible while covering the operating expenses. What this meant for Lendrum was all units are offered at either 60% to 80% of CMHC rental rates.






Mixed Income 

Housing
• Offering a range a rental rates – 

community house to full CMHC 

market rates

• Self-sustaining buildings - no 

operating grants ​

• Capital investment up front​

Presenter Notes
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Mixed income model is A shift in thinking. Traditionally there has been community housing properties apart from affordable housing properties. From those living in community house, if their circumstances improved, unfortunately their income could be above the threshold and this would mean have to move out of their home, disrupting kids in school, changing their neighbourhoods and supports, changing communities. IT natually creates disincentive to improve one's circumstances if there are negative consequences to doing so.

Likewise in a near market building, if someone circumstances changes, for the good or bad, if the entire building was only 90% of market, there is no lever to adjust their rental rates.

The model proposed for our new development in Keheewin proposes to try and address those barriers and create a front and back door with a slide meant in. To explain, bringing together both community housing and affordable housing in one propertiy with the ability to transition a family or individual up or down pending their circumstances all while staying in their home. Keheewin unit mist is design to be RGI to 100% CMHC, (15% RGI, 25% 60%, 35% 80% and 25% 100%). This Allows for ability for circumstances to change insitu. Creates healthier communities, remove disincentives, removes barriers, improves overall wellness and stability.

Based upon grant funding upfront, the proposed model would be operationally self-sustaining.



Rent Assistance
• Rent Assistance Benefit (RAB)

⚬ Benefit for tenants living in the private 

market

⚬ Eligibility based on legislated point score

⚬ Rent Supplements up to $900/month

• Temporary Rental Assistance Benefit (TRAB)

⚬ Temporary subsidy of up to $200 per 

month

• Civida administers close to 3,400 subsidies a 

month
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The Rent Supplement Program provides a subsidy to help make rental accommodation more affordable for individuals and families. 

Under the Canada-Alberta Housing Benefit, the Governments of Canada and Alberta jointly provide funding for the Rent Supplement Program. This initiative is part of the National Housing Strategy. 

Civida administers close to 3,400 subsidies a month, providing up to 900 dollars per month



Initiatives
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Property Renewal

• Extend the life of our properties to effectively use 
all our resources.

• Addressing deferred maintenance
• Reimagining the suite renewal process
▪ Consistently working to turnover units so new 

families can move it.
• Through effective property renewal we have 

housed 1,500 more people last year
• Our current vacancy rate is < 1%.

Presenter Notes
Presentation Notes
Many of the 138 properties, around 800 buildings are reaching the 50 year mark. While not a comment at anyone's age here today, but I would like to think my boys are just getting quicker and quicker and that the reverse that I'm getting slower is not true as I get older. Unforunately buildings do start to show their age, leaking roofs, deteriorating foundations, leaky envelopes, negative grading....the list continues.

As building age, there is a need to Address deferred maintenance liabilities and in turn, extend the useful life of properties. 

Through grants as Christel has spoken about amongst grants from CMHC and GoA, Civida has undertaken an aggressive property renewal initiative. While other engineers and building managers in the room may appreciate, we've had any discussions on Roofs, windows, building envelopes, foundations, site grading and many other projects that may not allow receive a lot of attention but are absolutely critical to maintaining housing.

Just like in our own homes, the inside of the home also needs attention, whether it be hot water tanks, furnaces, kitchens, bathrooms, flooring. Over the last year, we have focused on Reimagining the Suite renewal process with the goal of bringing on 500 downed units and creating an efficient and streamlined process for monthly suite renewals. This has ranged in focused on how we procure, creating pre-quals to the development of design standards to effective future operational efficiences. 

As of yesterday, out of 5,400 homes, we had 10 available units. Hence the need to turn over suites as fast as possible knowing that there are 4,800 families waiting for the next available home.



• Lendrum

▪ 120 suites completed in Fall of 2023

• Keheewin Development

▪ 132 units in a mix of townhouses and 

apartment units

▪ Completed design

• Petrolia Redevelopment - retrofitting and 

redeveloping existing housing.

• Partnership with Islamic Family Center 

for a small to medium size larger 

family build

New Builds



Focuses
• Addressing growing need

§ How to build more units

§ How to bring on those units faster

§ Addressing deferred maintenance of existing properties

• Captial Development Partnerships that enable the ability 

to address the highest needs in housing

• Operational Optimization

§ Suite Renewal

• Partnerships with other Not-for-Profit Organizations

• Advocacy – unit count to bedroom count
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● Automated Development Permits

○ Half the time of other large cities

○ Save applicants $5.3 million and 67,600 days 
collectively each year

● Removal of parking minimums

○ Reduces barriers

○ A first for major Canadian city

● New Zoning Bylaw

○ Removes single-family-only zoning

○ Allows for up to eight housing units

Improving Housing Availability and Affordability

Presenter Notes
Presentation Notes
Thanks Lindsay. 

So far we’ve talked about how the City and Civida have been working to fill the gaps where the market won’t provide. 

But before we conclude, I wanted to also quickly mention some of what the City has also been doing to lay the groundwork for increasing market supply. CMHC has said Canada requires 

The City has been systematically dismantling barriers to housing development for over a decade. 

Secondary suites and auxiliary housing units like garden suites have been legal City-wide for the the last decade. Several years ago the City of Edmonton because the first major Canadian City to eliminate both the single family zone and mandatory parking minimiums, thereby legalizing density in all parts of the City and making the provision of parking a devloper decision and nothing more. 

Around the same time the City also moved to a risk-based inspection model that uses machine learning and predictive analytics to automate permits and reduce the number of physical inspections, saving applicants $5.3 million and 67 600 days collectively each year. As a result of this change and several other related process improvements, Edmonton's typical approval timelines for housing development are less than half the time of Canada’s largest cities. 

On January 1 of 2024, the City’s overhauled Zoning Bylaw came into effect. This new bylaw moves aggressively to further enable diverse housing options in all areas of the city by allows eight housing units to be created as of right City-wide. It also vastly simplifies the existing rules, removing and repealing hundreds of area plans and reducing and simplifying the number of standard zones and land uses which to reduce redundancies and create greater clarity in the planning process. 

As a result of these all of these improvements, the City of Edmonton was ranked Number One in the Canadian Home Builders’ Association Municipal Benchmarking Study in 2023. 



Housing Accelerator Fund

21

● CMHC launches the Housing 
Accelerator Fund (HAF) in March 
2023

● Mandate: “To provide incentive 
funding to local governments to 
boost housing supply”

● $4 billion to fast track the 
creation of 100,000 new homes 
across Canada by 2026

● City of Edmonton to receive $175 
million over three years

Prime Minister Justin Trudeau announces 
Edmonton’s HAF allocation on February 21, 2024. 
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And we are still doing more. In spring 2023, the federal government announced the Housing Accelerator Fund, a 4 billion initiative to cut red tape and fast-track the construction of new homes in response to Canada’s housing crisis. 
Through HAF, the Government of Canada is supporting local governments that have the jurisdiction to make key decisions related to housing supply in delivering on national housing supply goals. The goal is to create  100,000 new homes that otherwise would not have been developed. Edmonton’s target is 5200 additional units. 
Many of the initiatives that HAF encouraged, such as zoning changes to allow for multi-unit development everywhere, were already underway or completed in Edmonton. 
As an organization, we had to dig deep to identify even more ways to encourage housing and affordable housing development. 
City Council approved our action plan, which was submitted to CMHC last spring and approved in late 2023 for $175 million. 




Looking Ahead
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● Implementing HAF Action Plan 
○ Surplus school site redevelopment 
○ Priority growth areas and transit-

oriented development
○ Further improvements to permitting
○ Modernize infill fireflow 

requirements
○ Deferral of sanitary sewer cost for 

AH providers
○ District Energy infrastructure rebate
○ Gradually reduce multi-unit tax 

subclass
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Looking ahead, we will be busy implementing the Housing Accelerator Fund action plan, which includes the accelerated development of 12 surplus school sites across Edmonton. 

This year we are getting the sites ready for development by rezoning, where necessary, and seeking council approval for below-market land sales. We plan to have the sites listed by the end of this year. 

We’ll also be looking at proactively up-zone properties within the City’s Priority Growth Areas and along funded and designated transit stations… 

Finding a sustainable way to support infrastructure upgrades in these areas that could be a barrier to development and supporting more affordable housing development in these areas. 

Several of the initiatives are designed to make it easier, faster and less costly to move forward with infill development. 

Edmonton is already a leader when it comes to the permitting process - as I mentioned earlier, our approval timelines for housing development are less than half the time of Canada’s largest cities. 

But there is always room for improvement. Using HAF funding, we use cutting edge technology like AI to remove the need for human review of plans and documents and further modernize and improve the permitting process. 

We know that requirements for additional fire water capacity have been a barrier to development in the past. 

We will use HAF funding to create an Available Fire Flow tool, which will allow developers to see what is available on any potential development site and calculate what they may need. This will help save time and money as developers can be more confident in the proforma of their projects
The tool will be integrated with eServices and Development Services processes to ensure a smooth process. 

On the taxation side, we are gradually eliminating the multi-unit tax subclass. This will continue to go down by 3% each year until we reach 0 in 2028, levelling the playing field between multi-unit and single family homes and keeping costs down for both property owners and their tenants. 









Thank you
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Thank you. That concludes our presentation and we would be happy to answer any questions. 
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