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Introduction
The Civida 2021 Operational Plan 
outlines the focused activities that 

the organization will undertake 
in 2021 to move forward on our 
strategic direction set out in the 

2020-2024 Strategic Plan.
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CIVIDA Strategic 
Framework

Mission
To provide safe and 
affordable housing.

Vision
Everybody’s home.

Strategic Themes
• Sustainability
• Excellence
• Engagement
• Innovation

Values
• Integrity
• Mastery
• Authenticity
• Investment
• Stewardship



2021 Operational Plan CIVIDA3

Defining 
Our 
Strategic 
Themes
Sustainability
We will build an organization that will 
value and promote financial, social, 
and environmental sustainability.

Excellence
We will embody service and 
operational excellence, creating an 
environment where customers can 
achieve their highest independence.

Engagement
We will ensure all our partners – 
tenants, staff, service providers, and 
governments – are fully aware and 
engaged in our success.

Innovation
We will develop innovative and 
creative housing solutions and 
approaches.
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Defining 
Our Values

Integrity
We act with respect, 

embrace diversity, and 
treat everyone with 

empathy and fairness. 

Mastery 
We use the best 

information to focus on 
positive change and 

solutions. 

Authenticity 
We foster an 

environment of 
accountability where 
all feel safe to work 
collaboratively and 

transparently. 

Investment 
We invest in the 
success of our 
employees and 

customers. 

Stewardship 
We exercise 
responsible 

management of  
our housing  

and resources.
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Environmental Scan
This Environmental Scan provides an overview of the 
current political, economic, social, legal, environmental, and 
technological context. Overriding these particular elements 
is the COVID-19 pandemic. The numbers began to rise  
in Canada in early January 2020. By March, the country 
entered into a lockdown, although the extent to what was 
locked down and for how long varied province by province 
(and territory). Cases have begun to rise substantially again 
as we transition into Spring 2021, leading to more questions 
about potential repeat lockdowns or other measures to 
flatten the curve.
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Political Impacts
FEDERAL
In 2019 the Liberal Party of Canada, led by  
Justin Trudeau, won 157 of 338 seats in the 
House of Commons, resulting in a minority 
government. This means that the Liberals need 
support from another party, which has typically 
been either the NDP or the Bloc Québécois,  
to continue governing. 

Minister Freeland tabled the 2021 Budget on April 
19, with a vote on the budget expected in late-
April. The NDP will likely support the budget, with 
NDP leader Jagmeet Singh having stated that 
the party is not interested in triggering an election 
during the third wave of the pandemic. Relevant 
highlights from the budget include:

• An additional $2.5 billion over seven years to 
CMHC including an additional $1.5 billion for 
the Rapid Housing Initiative and $600 million 
for the Affordable Housing Innovation Fund. 

• Reallocating $1.3 billion in existing funding to 
speed up the construction, repair, or support  
of 35, 000 affordable housing units.

• A 1-percent tax on the value of residential 
real estate that is not owned by Canadians 
or permanent residents and is vacant or 
underused.

• Funding for a national child-care program 
which would bring child-care fees to an 
average of $10 a day, pending support from 
provincial governments.

• $140 million to top-up the Emergency Food 
Security Fund and Local Food Infrastructure 
Fund. 

• Maintaining the 2021-2022 funding levels for 
Reaching Home: Canada’s Homelessness 
Strategy as announced in the Fall Economic 
Statement. 

On average, the duration for minority governments 
in Canada is around two years. 

Minister Hussen announced the new Rapid 
Housing Initiative (RHI) on September 21, 2020 
to help address the urgent housing needs of 
vulnerable Canadians. This $1B initiative will be 
delivered by CMHC to cover the construction of 
modular homes, acquiring land, and converting 
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existing buildings to affordable housing. The 
initiative is expected to enable the rapid creation 
of up to 3,000 new affordable housing units across 
the country. 

The Prime Minister’s cabinet following the 2019 
election includes Minister Hussen in charge 
of CMHC and housing, and Minister McKenna 
responsible for infrastructure. Minister Hussen’s 
2021 mandate letter outlines his responsibilities to:

• Accelerate investments in shelters and 
transition housing through the National 
Housing Strategy. 

• Building on the NHS, work to eliminate chronic 
homelessness in Canada.

• Increase investments to rapid housing in the 
short-term and develop new programs and 
partner with not-for-profits in the mid- to  
long-term. 

• Work to increase access to affordable housing 
for Indigenous Peoples. 

• Move forward with enhancements to the First-
Time Home Buyer Incentive program.

In April 2021, Minister Hussen announced that the 
second round of the Housing Supply Challenge, 
called Getting Started, will launch in June. This 
round will focus on improving affordable housing 
pre-development processes. The first round of the 
Housing Supply Challenge has already finished. 
Called Data Driven, this round focused on 
solutions to address gaps in housing data. 

The Conservative Party of Canada selected Erin 
O’Toole as their new party leader in August 2020. 
O’Toole named Brad Vis his shadow minister 
for housing, and Andrew Scheer his shadow 
minister for infrastructure and communities. In his 
leadership platform, O’Toole stated that the federal 
government can make it easier to build rental 
housing, and, if elected, his government would 
allow owners of rental housing to defer the capital 
gain when selling if the money is re-invested in 
rental housing.1

PROVINCIAL
The Alberta provincial government released their 
2021 budget in February. The Ministry of Seniors 
and Housing received a minimal increase in 
funding, which was primarily allocated towards 
protecting the health and safety of seniors. The 
government also outlined performance measures 
including increasing the physical condition of the 
affordable housing portfolio, though the targeted 
increase is minimal (3% reduction of units in poor 
condition over four years). The government also 
aims to achieve a measure of 24% of homes in 
good condition. Significant to Civida, operating 
expenses for Homeless and Outreach Support 
Services is estimated to decrease by $3M in 2021-
2022, from $196M to $193M. 
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The provincial government created the Affordable 
Housing Review Panel in July 2020 to identify 
ways to make affordable housing more efficient 
and effective, including examining legislation and 
how housing assets are funded and operated. The 
panel’s work was guided by three questions: How 
can we get more value for government spending 
on housing? How can government address 
housing needs through the private market? What 
are the reasons people need subsidized housing 
and what role should government play? The 
panel received input from July 9 to August 31 
and completed their report in December. While 
initiatives to address the panel’s recommendations 
are still being finalized, the provincial government 
accepted all 19 recommendations from the panel. 

The provincial government also announced a 
redesigned rent supplement program which 
includes two major changes: the Rent Assistance 
Benefit and the Temporary Rent Assistance 
Benefit. The Rent Assistance Benefit, which 
replaces the Direct to Tenant Rent Supplement 
program, is a long-term benefit paid directly to 
tenants that fall below local income thresholds. 
Households are prioritized based on need, and 
the program is available through most housing 
management bodies across Alberta. The second 
program, the Temporary Rent Assistance Benefit, 
is a new, temporary, and modest subsidy paid 
directly to tenants that are between jobs or are 
working with low income. The goal of the program 
is to provide support while tenants stabilize or 
improve their situation. Households must not 
be receiving social assistance such as income 
support or AISH, and are prioritized on a first-
come, first-served basis. The Temporary Rent 
Assistance Benefit is only available in seven 
major cities across the province, one of which 
is Edmonton. With this program redesign, the 
province announced they would not be reopening 
the Private Landlord Rent Supplement program; 
current recipients will be transitioned to the Rent 
Assistance Benefit as funding agreements expire. 

LOCAL
The City of Edmonton was allocated $17.3 
million under the new Rapid Housing Initiative 
(RHI), Major Cities Stream, announced by the 
federal government in October 2020. The goal 
of the RHI is to build new permanent, affordable 
housing units by developing new modular multi-
unit rentals, converting non-residential buildings 
into affordable multi-residential homes, and 
rehabilitating abandoned buildings into affordable 
multi-residential homes.

This initiative followed Edmonton City Council’s 
September 2020 motion calling on the federal 
and provincial governments to support those 
experiencing homelessness. The motion 
specifically asked the federal government to 
increase funding for infrastructure and services or 
acquire units in the short term by purchasing and 
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converting existing hotel and apartment buildings 
that have experienced reductions in market value. 
The City of Edmonton also set up three new 
temporary 24/7 homeless shelters for the winter 
of 2021. At the beginning of March, City Council 
extended one, the shelter at the Convention 
Center, until the end of April after it was set to 
close in March. 

An increase in short- and/or medium-term 
transitional and treatment supportive housing 
will increase the need for affordable housing as 
people transition out of temporary housing. It is 
important to note that those transitioning out of 
shelters typically require 1-bedroom units. The 
most recent numbers suggest that there are 1,900 
people experiencing homelessness in the city. 

Additionally, Edmonton’s City plan was approved 
by council in late-2020. Of importance to Civida, 
the plan includes:

• Supporting 15-minute neighbourhoods, where 
people can meet many of their daily needs, 
such as parks, grocery stores, restaurants, and 
retail stores, all within a 15-minute walk, and/or 
bike or transit ride.

• Stretch targets of less than 35% of average 
household expenditures are spent on housing 
and transportation; and nobody in core housing 
need.

• Strategic measures in relation to stretch targets 
include land allocated for affordable housing, 

committed affordable housing units, and 
completed affordable housing units (permanent 
supportive housing). 

• Supporting the physical and mental health of 
Edmontonians by integrating housing, services, 
amenities, and natural systems with active 
transportation networks. 

• Streamlining the provision of affordable 
housing in all neighbourhoods through 
continual regulatory and procedural review and 
improvement. 

• Participating with other municipalities 
in planning to meet affordable housing 
needs within the context of the Edmonton 
Metropolitan Region Growth Plan. 

• Increasing access to social supports and 
resources including safe, clean, and affordable 
housing options for the urban Indigenous 
population. 

The issue of encouraging more housing choices 
such as multi-unit housing types was also raised 
during engagement sessions on the plan. 

The next municipal election will be held on 
October 18, 2021. The election will feature 
new ward boundaries aimed at better reflecting 
population sizes and future growth. Wards will 
also be renamed with Indigenous names to 
better reflect the region’s history. Mayor Iveson 
announced he is not running for re-election  
in 2021. 
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Economic Impacts
According to CMHC’s 2020 Rental Market Report, 
the vacancy rate in Edmonton was 7.2%, up from 
4.9% the previous year. The vacancy rate for 
3-bedroom + units was lowest at 5.8%. CMHC 
states that the increase in the vacancy rate is 
due to higher demand and slower than expected 
demand. As of September 29, 2020, Civida had 
approximately 269 vacant or soon-to-be vacant 
(i.e., notice unrented) units.

The average rent plus utilities in Edmonton is $1, 
153. According to data from CMHC, the lowest 
income group (Q1) is able to afford 56.0% of the 
bachelor rental stock in the city, compared to only 
29.6% of the one-bedroom and 2.5% of the two-
bedroom rental stock. Additionally, none of the 3+ 
bedroom units are affordable to those in the lowest 
income group (Q1).

The economic outlook for Canada and Alberta 
is subject to considerable risk due to the 
rapid evolution of COVID-19, the length of the 
pandemic, and the speed at which the global 
economy and financial markets are reacting. 

Businesses began closing in March, with many 
still closed or only open on limited hours, leading 
to lay-offs or reduced hours for workers. Alberta’s 
and Edmonton’s unemployment rates were 9.9% 
and 11.6% respectively as of February 2021. 
For comparison, Canada’s unemployment rate 
was 8.2% and Calgary’s was 10.6%. Minimum 
wage for most employees (with the exception 
of students under 18) has remained at $15/ 
hour. The provincial government appointed a 
minimum wage review panel in mid-2019; results 
are currently under review though initially were 
expected to be announced in January 2020. 

While schools in Alberta re-opened for the new 
school year in September, outbreaks of COVID-19 
caused some schools in the province to close. 
The potential for transmission also led to many 
families with school-aged children choosing to 
teach children from home, which may increase 
financial insecurity amongst households if they 
must pay for a private instructor or take time off 
work to supervise their child’s learning. Women’s 
participation in the workforce has particularly  
been affected during COVID-19, dropping from  
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a historic high to its lowest level in over 30 years2. 
Uncertain school plans, few options for childcare, 
and juggling caring for children while continuing 
to work has contributed to the decreasing 
number of women working again or looking for 
work. Further, women disproportionately work in 
industries hardest hit by the recession, such as in 
the service industry. Decreases in income due to 
the aforementioned reasons, combined with the 
fact that many families living in Civida units are 
single-parent female-led households, may have an 
impact on our revenues as households may not be 
able to pay their rent. 

At the federal level, the Bank of Canada’s interest 
rate continues to be at a record-low 0.25% (April 
2021), a drop of 1.5% from the rate in March 2020. 

The federal government’s COVID-19 Economic 
Response Plan included income support 
measures such as the Canada Emergency 
Response Benefit (CERB) to help Canadians 
pay rent and other necessities. However, CERB 
ended on September 27, with the government 
transitioning those requiring income support to the 
simplified Employment Insurance (EI) program or 
other new temporary recovery benefits, including 
the Canada Recovery Benefits (CRB) program, 
the Canada Recovery Caregiver Benefit (CRCB), 
and the Canada Recovery Sickness Benefit 
(CRSB). All three benefit programs provide those 
eligible with $500 per week for up to 26 weeks for 
CRB and CRCB, and 2 weeks for CRSB.
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Social Impacts
COVID-19 has underscored that housing is a 
top public health measure. The pandemic has 
continued to have a major impact on individuals’ 
mental health and well-being. Feelings of 
isolation and loneliness are high as a result of 
social distancing, remote work, and self-isolation 
restrictions. According to a survey conducted 
by Ipsos in April 2020, more than half (54%) of 
Canadians aged 18 and older reported feeling 
lonely or isolated.3 Further, it is expected that 
incidents of family violence have been or will 
increase during the pandemic, as rates  
of family violence increase during 
and following natural disasters, 
public health crises and economic 
downturns.4 Substance use and 
abuse may also increase during 
the COVID pandemic as it may 
be a coping mechanism for some 
individuals. Edmonton has already 
seen an increase in violent crimes, 
as data from this summer shows 
violent crimes increased 27% in July 
compared to Edmonton’s three-year 
average5.

These consequences may be 
directly impacting our tenants and 
customers. For example, home may 
not always be a safe place for some 
tenants due to domestic violence. 
Tenants may also report feeling 
unsafe in and around our buildings 
due to an increased level of violent 
crime in the city. Increased remote 
work and work-from-home policies 
can also lead to insufficient space in smaller units 
or for larger families. Finally, there may be a need 
for increased communal or outdoor space on  
our sites.

 

Additionally, the pandemic has amplified existing 
inequalities. The most significant health, social 
and economic impacts are being experienced 
by those in vulnerable groups, including women, 
racialized Canadians, young people, seniors, 
LGBTQ2 individuals, people with disabilities, 
and people living on low-income. Specifically, 
individuals in these groups are more likely to 
experience job losses, a reduction in hours, over-
representation in frontline work, the additional 
burden of unpaid care work, and restrictions on 
accessing community supports and services. 

People experiencing 
homelessness are also at an 
increased risk of contracting 
COVID-19 or developing 
complications due to barriers 
in accessing basic needs or in 
following public health advice 
such as self-isolation, physical 
distancing, and proper hand 
hygiene. For instance, self-

isolation is almost impossible without a home, 
and those experiencing homelessness may 
have increased exposure to others as they move 
between locations or stay in crowded shelter 
facilities.



2021 Operational Plan CIVIDA13

In the past year, the Black Lives Matter (BLM) 
movement – and Indigenous Lives Matter (ILM) 
movement – have gained further attention in 
Canada and across the world after the murder 
of George Floyd by Minneapolis police officer 
Derek Chauvin. This movement underscores the 
importance of re-evaluating police interactions with 
tenants as well as organizational programs that 
involve the police and tenants (such as the Crime 
Free Multi-Housing Program and Safety Socials). 
This is especially important for Black, Indigenous, 
and People of Colour (BIPOC) tenants. 

Throughout the summer of 2020, a group of those 
in the house-less community6, frontline outreach 
and housing workers, and Black and Indigenous 
community organizers in Edmonton set up Camp 
Pekiwewin at 96 Avenue and 104 Street. The 
site served as a place to provide services for 
the house-less community, with stations set up 
including a kitchen, a teepee used for ceremonies, 
an LGBTQ support organization, and a services 
tent for items such as PPE and hand sanitizer. 
Organizers also called for several demands to be 
met, including ending police violence, ending tent 
slashing, free transit, and a municipal commitment 
to creating more transitional support services. 
Camp Pekiwewin brought additional attention to 

housing and house-lessness in Edmonton. The 
City of Edmonton claimed that it worked toward  
a peaceful closure of the camp in order to ensure 
anyone still at the camp had a warm and safe 
place to go, such as the temporary shelter at the 
Edmonton Convention Centre and Commonwealth 
Stadium. 

The BLM/ILM movement also increased the 
importance of articulating our organization’s 
values, discussing long-term plans for social 
inclusion and racial equality, as well as potentially 
reforming our measures of accountability in 
the areas of diversity, inclusion and belonging, 
especially in relation to recruitment and hiring at 
the executive levels.
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Technological Impacts
The majority of Civida staff moved to remote work 
effective the week of March 16. This transition 
involved providing customer service by email and 
telephone, with extended customer service hours 
to increase accessibility. The organization also 
switched to using remote meetings, electronic 
invoicing, and virtual approvals to continue 
procurement, capital development, and other 
operations. Staff were provided with work-issued 
devices, software, and training guides on how 
to use remote technology and applications. 
Following the BCP policies and procedures have 
updated to ensure consistency and safety working 
from home. Additional cybersecurity measures 
were also implemented such as shifting to MDR 
(Managed Detention and Response), providing 
24/7 monitoring of laptops and internal equipment, 
especially as employees work remotely and are 
not connected to the internal Civida network. Non-
emergency building maintenance services were 
put on hold.

The organization was better able to respond to the 
challenges of COVID-19 due to a combination of 
intentional risk management, business continuity 
planning, and a broader focus on organizational 
sustainability and resilience that began in 2018. 
This advanced planning and preparation included 
practicing crisis scenarios, investing in new 
technology, and shifting to paperless operations. 
For instance, the organization has now digitized 
all hard copy customer files and made them 
accessible via virtual databases.

The organization has engaged with staff 
throughout the pandemic to measure their 
transition to remote work. Civida conducted a 
staff survey in July 2020, which showed that 
most respondents were overwhelmingly satisfied 
with the transition to work-from-home. Of note, 
the response for the most common challenge 
involved workspace challenges, such as sharing a 
workspace or working on tablets or laptops. 

The transition to remote work has also impacted 
our customers and tenants. While our offices 
remain closed, many customers are assuming 
that we are open again, especially with some 
businesses and schools re-opening. The number 
of emails that customer service handles has 
increased, though there remains a static number 
of calls. 

Our tenants may also be experiencing 
technological impacts in their homes. For instance, 
tenants may need to access internet or increased 
bandwidth in their units. Further, some tenants 
may not have access to a computer or laptop but 
may still require one for school or work. 
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Environmental Impacts
COVID-19 is having an impact on the home 
environment. More individuals are working 
remotely, and many school-aged children are 
involved in distance education or home schooling. 
These activities may increase the strain on 
resources in units including electricity, plumbing, 
and internet bandwidth. 

Sustainability is a guiding principle for Civida. 
Increased attention on the ways in which homes 
could be more energy efficient created different 
expectations for new builds and renovations alike, 
including concepts such as net-zero energy. The 
National Housing Co-Investment Fund under the 
National Housing Strategy prioritizes affordable 
housing projects that reduce energy consumption 
and greenhouse gas emissions.

After concerns were raised that the pandemic 
might be delaying green initiatives, the federal 
Environment Minister stated the government 
will still bring forward an enhanced climate plan 

as outlined in their election campaign. Still, 
stakeholders such as the Green Party of Canada 
stated that they would not support the Speech 
from the Throne unless the Liberals commit to 
a major decrease in Canada’s greenhouse gas 
emissions.

Canada is warming at twice the global average, 
with higher rates of warming in the Prairies, 
including Alberta, bringing increased extreme 
weather such as floods and fires. Governments 
are beginning to prepare for the risks and impacts 
of climate change. The City of Edmonton has 
developed a Climate Change Adaption Strategy 
which recommends investing in climate resiliency, 
including integrating climate resiliency into 
urban design, and integrating pest management 
practices on public and private lands. As these 
strategies are implemented, it will be increasingly 
important for Civida to be prepared for the 
effects of climate change and to work with our 
stakeholders and partners to adapt. 
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Legal Impacts
In 2019, Parliament passed the National Housing 
Strategy, which established the requirement for a 
National Housing Council and a Federal Housing 
Advocate. The members of the National Housing 
Council held their first inaugural meeting in February 
of 2021. In addition to the President of CMHC, 
the Deputy Minister of Employment and Social 
Development, the Deputy Minister of Indigenous 
Services, the provincial co-chair of the FPT Forum 
on Housing, and the Federal Housing Advocate, 
members include:

• Simon April

• Pamela Glode-Desrochers

• John Harvey

• Sylvia Maracle

• Ann McAfee

• Marie Pascaline Menono

• Matthew Pearce

• Tim Richter (co-chair)

• Tim Ross

• Maya Roy

• Caroleen Stevenson

• Robert Voudrach

According to the Canadian Human Rights 
Commission, work is currently underway to establish 
the Office of the Federal Housing Advocate. 

Potential further changes may be made to Civida’s 
governing legislation and regulations beyond 
the rent supplement changes, depending on the 
recommendations of the Affordable Housing Review 
Panel. Results from the panel are currently under 
review with recommendations or legislative changes 
expected in the coming months. 

After the ban on evictions in Alberta between March 
27 and May 1, 2020 due to the pandemic, landlords 
are now able to evict tenants again for non-payment 
of rent or utilities (or both). Landlords can now also 
increase rent if proper notice is given, an action 
that was banned while Alberta’s State of Public 

Health Emergency was in effect. Landlords cannot 
retroactively collect rental increases. There is a 
potential that similar bans will be enacted again, 
depending on the severity of the pandemic in the fall 
and winter months. 

Various acts and pieces of legislation will guide 
Civida’s actions if there is a COVID-19 case in one 
of our buildings. Negative treatment of residents 
who have, or are perceived to have, COVID-19, for 
reasons unrelated to public health and safety, could 
be discriminatory and prohibited under the Alberta 
Human Rights Act. It is recommended that Alberta 
Health Services take the lead in notifying building 
residents if there are concerns with a suspected or 
confirmed COVID-19 case; landlords should contact 
Alberta Health Services (811) for more guidance. 
The Centre for Public Legal Education Alberta did 
however recommend sending a notice to residents 
once a landlord has a confirmed case with general 
information, such as there is a confirmed COVID 
case in the building. The notice, though, should not 
contain any confidential information of tenants who 
have COVID-19, nor should a notice be issued of 
any rumours or suspected cases.

Finally, under the Residential Tenancies Act, 
landlords must make sure that their rental property 
meets minimum housing and health standards under 
the Public Health Act and its regulations, including 
ensuring all rooms and other common areas are 
maintained in a clean and sanitary condition.

1 https://erinotoole.ca/platform/helping-families/

2 https://thoughtleadership.rbc.com/pandemic-threatens-
decades-of-womens-labour-force-gains/

3 https://www.ipsos.com/en-ca/news-and-polls/Majority-Of-
Canadians-Say-Physical-Distancing-Has-Left-Them-Feeling-
Lonely-Or-Isolated

4 https://open.alberta.ca/dataset/b25fb3a3-0c09-4a27-
94dd-f6d3f5be8348/resource/801ba487-4709-4986-8986-
a8c3be4e8b70/download/css-covid-19-family-violence-fact-
sheet.pdf

5 https://edmontonjournal.com/news/local-news/edmonton-
police-see-27-per-cent-spike-in-violent-crime-in-2020

6 The language used by the site organizers is used in  
this report.
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Goals for 2021Service Excellence 
• Create more access for customers.
• Improve the real and perceive safety and security 

of CIVIDA communities. 
• Implement new customer satisfaction 

measurement approach.

Operational Excellence 
• Improve the Enterprise Risk  

Management Program.
• Implement the prioritized Yardi projects that 

enhance process efficiencies and effectiveness.

Meeting Housing Demand 
• Implement a robust Capital Development Plan.
• Implement improvements to existing units 

in accordance with the Asset Management Plan.

Housing Sector Leadership 
• Conduct an applied research project that 

investigates the impacts of community housing 
developments on local neighbourhoods and create 
communications/engagement toolkit of artifacts 
(e.g., infographics, social media materials) with 
an accompanying implementation plan to raise 
awareness about and communicate the impacts 
of local community housing developments in both 
urban and rural contexts.

• Continue collaborations with post-secondary 
institutions focused on community housing 
sustainability.



10232 - 112 Street NW 
Edmonton, Alberta 
T5K 1M4
T: 780-420-6161

www.civida.ca


