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Walter Trocenko, Branch Manager, Real Estate, Housing and Economic Sustainability, City of Edmonton– thank you and introduction



What does Canada’s Housing 
Crunch mean for Edmonton?

Economic 
Growth

Population 
Growth

Housing 
Crunch
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Edmonton supports the FCM’s “Fixing Canada’s Housing Crunch” campaign and welcomes the opportunity to engage with other orders of government to develop a long-term plan for housing that increases predictability, dedicates needed funding for maintaining social housing and ensures a healthy stock of affordable rental housing for Canadians

The City of Edmonton has a unique housing story and as such will experience unique impacts from Canada’s housing crunch – as a major growth area in the country, our rapidly growing economy and increasing population have both contributed to decreasing the availability and affordability of housing, especially for our most vulnerable citizens

In this presentation I will bring the conversation from the national level to the specific concerns of Edmonton focusing on the four housing issues highlighted in the FCM campaign of: rising housing costs, growing scarcity of rental housing, expiring federal operating agreements and increasing social housing and homeless needs



Economic Growth
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To give the context for Edmonton’s housing story, we have to recognize the City’s continued strong economic growth which is drawing new residents here every day

The Conference Board of Canada expects Edmonton to be the fastest growing of Canada’s large municipalities over the period 2015 – 2018 (average annual rate of 3.1% real growth) 

This growth is driven by investment in the energy sector. While direct employment in the City of Edmonton is small, the energy sector is the primary market for Edmonton’s manufacturing and professional services sectors

These strong links to energy are problematic as Canadian oil prices have become extremely volatile over the past decade with no certainty on expanded export pipeline capacity





Employment Growth
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Since the recovery from the 2008 economic crisis began in Canada in August 2009, Edmonton has recorded the best employment growth among Canada’s top six metro areas

Construction, manufacturing and professional services are the industries which have generated the most employment growth over the past few years

Unsurprisingly this is attracting newcomers both from abroad and within Canada to the City





Population Growth & Diversity

Graph Source: CMHC Housing Market 
Outlook, Edmonton CMA, Fall 2013 
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Strong net in-migration has been a critical element in contributing to Edmonton’s growth at a pace well above that of Canada and Alberta by boosting the size and depth of our local labour force

We reached a high in 2012 with 25,000 net in-migrants, more than double the level of 2011. This rate is expected to remain elevated into 2014 with a forecast of 20,000 net in-migrants

International migrants have made up the majority of these new residents, complimented by an increasing proportion of interprovincial migrants

The Capital Region Board projects that the City of Edmonton will reach a total population of 960,000 by 2019 and 1,400,000 by 2044 (high projections)



Our City is not only growing but increasing in diversity and resulting housing needs

Aboriginal community now makes up 6.3% of the City’s population

Visible minorities make up 30%

Currently have a relatively young population – 2011 National Household survey revealed that Edmonton CMA is one of the few jurisdictions that did not see it’s median age (36) increase from 2006-2011 

However we also need to be planning for an increasing number of seniors in the future – expected that by 2041, 1 in 3 ppl in Edmonton will be over 55 yrs

These demographic trends will affect the type of housing required in our City





Housing impacts
•

 

Pressure on ownership and rental housing markets 

•

 

Growth, but not for all ‐

 

rising inequality in our society

•

 

Shortage of affordable housing

•

 

Increasing social housing and homeless needs
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So what are the housing impacts of this economic and population growth?



It is putting pressure on housing market – driving vacancy rates down and rental rates up, limiting employer’s ability to attract and retain talented workers

The economic growth quoted here is not reaching all residents and this growing inequity in our society and a shortage of social and affordable housing are critical issues

A recent Parkland institute study found significant inequities in Edmonton - between 1982 and 2010 the top 1% of Edmontonians saw their real incomes grow by over $200,000 while the average income of those in the lower 90% increased by only $3,000
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Rising housing and related costs
Housing Affordability Measure: 
Edmonton

Source: RBC Housing Trends & Affordability, February 2012 / Statistics 
Canada CPI Alberta 2013-2014 & CMHC AMR & REALTORS Association of 
Edmonton

Housing and related costs
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RBC affordability measure (proportion of median household income needed to cover mortgage payments) shows that in 2013 the costs of a standard single detatched home is within reach of a median income household in Edmonton as shown in this graph. But from the graph we can also see that there was a spike in 2007 when Edmonton last faced a housing crunch such as we are facing today and there is concern that the City is again going in that direction

As seen in the second graph, concurrent increases in utility payments, and essentials such as food and transportation have a significant cumulative impact on our low-income and fixed-income homeowners and renters, espcially after average rent increased by over 6% in the last year 



QUOTE, Todd Hirsch, ATB Financial Chief Economist 

“Average inflation overall is between one and two percent, but on certain items we’re seeing a lot of high inflation and they tend to be non-discretionary items like fresh fruit, vegetables, and natural gas for heating your home is going about nine percent a year.  Bus passes, electricity and rent are other essentials that are going up faster than the overall two-per-cent inflation rate. They all tend to be things that hit low-income households disproportionately”. A low-income household in Alberta would laugh at you for saying inflation is two percent.  For them, their household bills each month are probably going to be something far greater than two percent.”  



Note:

RBC housing affordability measures show proportion of median pre-tax household income that would be required to service the cost of mortgage payments (principal & interest), property taxes, and utilities for diff types of homes at the going mkt prices

Based on 25 yr mortgage at 5 yr fixed rate

Uses household income

Higher the measure, the more difficult it is to afford a house – e.g. affordability measure of 50% means homeownerships costs take up 50% of typical household’s pre-tax income





Scarcity of rental housing

Put another way…

• Single parent earning 
minimum wage 
($1,592/month) would 
spend 72% of their 
total monthly income 
on rent alone
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Effects of robust economic and population growth can be most felt in Edmonton’s rental market

Vacancy rates are expected to remain below 1.5% into 2014, down from over 4% in 2009

Average rental rates continue to be pushed higher – a 6.5% increase from $1,071 in 2012 to $1,141 in 2013

CMHC data from 2004 to 2012 shows that annual new rental apartment starts in the Edmonton CMA averaged 630 units, representing only 12% of all multi-family starts and only 6% of total housing starts

The influx of new workers and immigrants who are more likely to rent, is putting further pressure on the market and making it increasingly difficult for our vulnerable citizens – low-income, those on social assistance and those on fixed income to find affordable places to live





Expiry of federal operating 
agreements
•

 
Over 3,000 social housing units 

 affected in Edmonton

•

 
These are homes for very low‐

 income income residents

•

 
Vulnerable populations at risk 

 include: recent immigrants, low‐

 income families, fixed‐income 

 seniors, persons with disabilities

Need photos*
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Any losses of the declining existing rental supply are a threat to Edmonton’s vulnerable citizens, which are both increasing in number and getting more diverse

With current rental market conditions it is unlikely that these household will then be able to find alternate affordable rental accommodation, significantly increasing the risk of vulnerable households slipping into homelessness



Rising social housing & homeless needs

0

500

1000

1500

2000

2500

3000

3500

1999
Mar

1999
Nov

2000
Mar

2000
Sept

2002 2004 2006 2008 2010 2012

nu
m

be
r o

f h
om

el
es

s

sheltered homeless unsheltered homeless total

Source: Homeward Trust

Presenter
Presentation Notes
Graph source: Homeward Trust

Photo: Immigration Hall, Cornerstones partnership run by Hope Mission as a transitional and long-term housing complex for men



More than 100,000 Edmontonians live in poverty, with about 30% of them being children – while there have been increases in utility, food and transportation costs, welfare incomes of single parents and two parent families in Alberta have decreased over a 25 yr period (2 parent families had total welfare incomes of $28,600 in 1986 compared to $22,856 in 2012 – a difference of $5,744 {in constant 2012 dollars}) source: Welfare in Canada 2012, Caledon Institute of Social Policy

Social housing is key for addressing the housing needs of citizens who live this experience every day and are at risk of homelessness 

‘In the first years of implementing the 10 Year Plan, over 2,900 formerly homeless individuals were housed and emergency shelters (sheltered homeless numbers) fell from 1,217 in 2008 to 888 in 2010

Recently in the 2012 Homeless Count the number of sheltered homeless individuals has been trending up and the population is heavily biased towards Aboriginal individuals who make up 6.3% of the population but 46% of counted homeless, the 2012 count also included 223 dependent children and 119 caregivers

March 2014 Capital Region Housing Corporation data show there are close to 3,000 people on their waitlist for housing subsidies and social housing (596 for subsidies, 713 for housing & 1,549 for both), this does not include the waitlists kept by other housing providers in the city

Housing related calls to the City’s assessment and short term counseling line are up 4% since 2010 and increasing in complexity and severity with many more people at risk of becoming homeless

These trends point to a need for social housing and permanent supportive housing targeted at hard-to-house individuals who will not be successful in housing first or do not meet the criteria





Edmonton’s Housing Crunch
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Economic and population 
growth putting pressure on 

ownership and rental 
housing markets.

Shortage of affordable 
housing for low and 

fixed-income 
residents.

Increasing house prices 
concurrent with price 

increases in other essential 
goods (e.g. utilities, food).

Vacancy rates below 1.5%, 
pushing rental rates ever 

higher.

3,000 homes affected by 
expiring federal operating 
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Vulnerable residents unable to 
compete in the rental market at 

risk of becoming homeless.

Need for permanent supportive 
housing for individuals with 

multiple barriers.
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A call to action

Calling for all orders of government to work together on a long‐term plan for 

 
housing that puts core investments on solid ground, increases predictability, 

 
protects Canadians from the planned expiry of social housing agreements and 

 
ensures a healthy stock of affordable rental housing for Canadians.
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Because these are the current needs in Edmonton, the City is enthusiastic about joining the FCM Fixing Canada’s Housing Crunch campaign

We have seen successes in the past through partnerships both with other orders of government and community organizations to respond to housing and homeless needs, now we want to continue in this spirit to develop a long-term national plan for housing

This statement is paraphrased from the resolution passed by Edmonton City Council in support of this campaign 



FCM Fixing Canada’s Housing Crunch

FCM Campaign Issues

•
 

High cost of housing in Canada

•
 

Scarcity of rental housing

•
 

Expiring federal operating 
 agreements for social housing

•
 

Impacts on low‐income housing 
 and homeless needs
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