Civida Sustainable Tenancies
Framework
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Executive Summary

At Civida, security of tenure begins with understanding that tenants face intersecting
vulnerabilities which can put their tenancies at risk. To mitigate this, Civida has
implemented a Sustainable Tenancies Framework that aims to prevent evictions through
proactive and reactionary measures. Proactive measures start as soon as the tenant
moves in and focus on building relationships and providing supports that enhance
wellbeing. Reactionary measures focus on actions that support tenant and
neighbourhood safety when tenants continually breach their lease agreement or put the
community in danger. Central to both these measures is approaching tenancies from a
trauma-informed lens so that no matter the issue, tenants struggling with their tenancies
can receive assistance in a compassionate and understanding way.

Civida's approach to building sustainable tenancies involves practices that focus both on
engaging with tenants and training for employees across the whole organization.
Because data-informed decision-making supports better tenant outcomes, the
Sustainable Tenancies Framework incorporates an evaluation practise which will
enhance the support that tenants receive and improve service delivery.

Background

Civida works in partnership with all levels of government and social organizations to
develop, support, and improve the lives of the individuals, families, and communities it
serves. Recognizing that many of the individuals who are already housed or are currently
seeking housing with Civida have experienced trauma in many forms, it is crucial to make
every effort to ensure customers experience successful tenancies and transitions along
the housing continuum. This includes adopting a sustainable tenancies approach
focusing on keeping people housed through trauma-informed practises and approaches.
Civida is proud to share the Sustainable Tenancies Framework which represents an
important step toward implementing an eviction prevention approach within the

organization.

Building Sustainable Tenancies

Maintaining secure tenancies involves early and frequent intervention to address tenancy
issues before they escalate. This includes ensuring tenants understand the obligations
and responsibilities set out in their lease agreements. Civida's approach to sustainable
tenancies uses strategies and programs throughout the duration of a tenancy designed
to keep individuals and families housed. Additionally, if an applicant household is at risk
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of imminent eviction from their current landlord, Civida through its mandate to provide
housing, is able to assist in re-housing them in its community housing program.

When the foundation for sustainable tenancies is established at the beginning of a
tenancy, the likelihood of a tenant being formally evicted is decreased. Formal evictions
begin as written notices informing the tenant of a breach they have committed. At Civida,
employees will have conversations with tenants throughout their tenancy to prevent this -
from signing the lease followed by a welcome visit, to annual inspections, and ad hoc
conversations as necessary when a complaint is lodged against a tenant. Prior to issuing
any notices, Civida aims to have a conversation with the tenant to understand the
situation. This enables Civida to connect the tenant with proper supports as needed.
Because failure to pay rent is the most common reason for eviction, Civida may set up
payment arrangement on arrears until the tenant's debt is paid off. It is only when there
are repeated unsuccessful conversations or severe offences that Civida issues a notice to
vacate. As a result, Civida tenants may leave Civida housing for reasons including
eviction, being unsatisfied with Civida, or life circumstances.

The below graphic illustrates a potential journey through Civida housing and where
Civida has the most influence over building sustainable tenancies. While there are many
reasons for why an individual may seek housing with Civida, the time a household is with
Civida can be managed in a variety of ways so that the eventual departure of that
household is for positive and tenant-initiated reasons.
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Figure 1. Individual journey through affordable housing, adapted from United Way Halifax.
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About Eviction

Eviction is typically perceived as the moment when a tenant is forced to leave their home,
often involving a court order. However, many eviction cases do not get that far. In fact,
research describes eviction as not only the moment of expulsion from one's home, but
also the ongoing set of relations and communications between a landlord and tenant
leading up to it. It is a process that starts when a tenant is breaching their tenancy
agreement and/or no longer complying with housing legislation.

Civida recognizes that evictions can leave a permanent mark on a tenant's record,
making it harder for them to find housing in the future. With the compounding
vulnerabilities often experienced by tenants living in affordable housing, the eviction
process may not only inflict trauma on a tenant but may also lead a tenant to experience
trauma resurfacing from their past. Evictions are not only a contributing factor to
homelessness, but when they occur in a social and affordable housing context, they can
carry greater consequences than evictions from private market housing. It is therefore
important that Civida work to establish a sustainable tenancies approach that recognizes
the long-term and potentially traumatizing impact of eviction on a tenant and ensures
tenants receive the wrap-around supports they need to have sustainable and successful

tenancies.

A trauma-informed approach to the provision of affordable housing shifts the perception
of individuals, communities, or situations from asking "What's wrong with you?" to “What
happened to you?". Investing in a trauma-informed approach to housing builds stronger
relationships and trust between employees and tenants, and aims to improve tenant
well-being, housing stability, and economic security to prevent eviction-related processes
from occurring in the first place.

Eviction in Social Housing Statistics

Research shows that Canadians with compounding vulnerabilities are at a greater risk of
eviction than those who are not. According to results from the 2021 Canadian Housing
Survey:

e Renters who lived in social and affordable housing experienced eviction at over
double the rate (15%) compared to those who do not live in social and affordable
housing (6%).

e 30% of respondents who have experienced homelessness reported being evicted
in the past.
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e Indigenous peoples experienced eviction at a greater rate (13%) than non-
Indigenous peoples (7%).

A trauma-informed approach that recognizes vulnerable groups in Canada are
disproportionately affected by evictions is necessary to continuing Civida's mission to
providing safe and affordable housing for all.

Legislation on Eviction

The Residential Tenancies Act (RTA) outlines the legislation that Civida must follow to
manage and issue eviction notices to tenants. Although the RTA provides clear direction
stating that landlords must serve a notice to terminate a monthly tenancy, the legislation
is written with language that provides landlords flexibility on managing evictions should
the tenant not comply with the Tenant Covenants outlined in Section 21 of the RTA. Per
Section 21 of the RTA, the following are grounds for eviction that apply to all tenants:

¢ Not paying rent when due

e Significantly interfering with rights of landlord or other tenants

e Performing illegal acts or carrying out an illegal trade on the premises
e Endangering persons or property on the premises

e Significantly damaging the premises

e Failing to keep premises in a reasonably clean condition

e Failing to vacate premises at expiration or termination of tenancy

Living in social housing comes with additional set of grounds by which a landlord may
issue a notice to vacate, per the Subsidized Public Housing Regulation, including if the

tenant:

e exceeds income limits,
e fails to report income, or

e if public funding for the housing program is cancelled.

A tenant's lease agreement lays out the obligations of both tenant and landlord during
the term of a tenancy. While it is a legally binding document, it is also serves as the
foundation on which to build sustainable tenancies. The section below describes the
approaches Civida is taking with its tenants to build secure tenancies.

Notices at Civida

While Civida prioritizes building sustainable tenancies, there are times when notices to
tenants must be given. There are four types of notices, as prescribed in legislation, that
are issued by Civida clerks:

Civida Sustainable Tenancies Framework Page 5



e 24-hour Notice to Vacate (NTV): issued when there is significant damage to the
rental property, or the tenant has physically assaulted or threatened to assault the
landlord or another tenant, per Section 30(1) of the RTA.

e 14-day NTV: most commonly issued at Civida for failing to pay rent or utilities.
Other reasons, per Section 36(2) of the RTA, include if a tenant has interfered with
the rights of the landlord or other tenants; tenant displays persistent anti-social
behavior; tenant has undertaken illegal acts/trade on the property; tenant has
endangered persons or property; tenant failed to maintain the premises in a
reasonably clean condition; tenant failed to vacate at the expiration of
termination of tenancy; tenant has subleased a unit without approval.

e 30-day NTV: are issued when a tenant has refused to transfer for being either over
or under housed without good reasons as defined in Policy 3.5.18 Transfers.

e 90-day NTV: issued if a Community Housing or Near Market tenant has not
completed an annual income review by the date it is due or when a household is
over the household income limits.

At Civida, the most common reasons clerks may issue NTVs include non-payment of rent
(57%) closely followed by social disruption (37%). Other reasons include pest non-

compliance and failure to report income.

Strategies for Building Sustainable Tenancies

Civida's mandate is to provide safe and affordable housing. The various housing
programs offered ensure affordability, however safety is slightly more nuanced. That is
why the strong tenancy strategies are so important. Civida aims to build sustainable
tenancies through two empowering strategies: preventative and reactionary.

Preventative strategies involve proactive measures to build strong tenancies and prevent
eviction before issues arise. The focus is on long-term stability and support and involves
ongoing support and education for tenants to help them manage their tenancies
effectively.

Reactionary strategies emphasize addressing eviction risks once they have already been
identified. The focus is on crisis management through emergency financial assistance
and payment plans for arrears, and may involve seeking out legal support about tenant
rights during the formal eviction process. Depending on the circumstance, rehousing
assistance may also be provided as support to tenants who have already been evicted, as

a secondary eviction prevention measure.
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Many reactionary strategy efforts begin when a landlord-tenant board, tribunal, or
dispute-resolution service gets involved — all representing reactionary strategies.
However, Civida aims to take a preventative approach, which seeks to provide support to
tenants, so they never reach the point in which eviction-related issues arise. Focusing on
preventative strategies through education and relationship building are key. Civida
consistently aims to employ strategies that have the greatest impact, and research shows
a preventative approach has the strongest impact in preventing evictions.

Below is a diagram which displays the traditional eviction pathway compared to the
success-based prevention pathway Civida has adopted.

Figure 2. Traditional vs. Success-Based Pathway, adapted from Collins et al. (2021)
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Working within publicly funded housing means working within a system that often
maintains multiple and intersecting barriers for vulnerable individuals. Because the
mandate of Civida and therefore the funding it receives is for housing only, it can be
difficult to support vulnerable people in a holistic way. Proper supports, as mentioned,
are essential to building strong tenancies. Key to operating within the mandate and
providing adequate supports for strong tenancies, from both preventative and
reactionary perspectives, are great partnerships. Civida regularly engages with and seeks
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out community partners to provide the best possible support to its tenants. This includes
actively seeking out partnerships with new agencies, intentionally designing new builds to
include community space, and strengthening ties with already established partners.

Sustainable Tenancies: Principles & Approach

Evictions can be a cause of stress to tenants, as well as Civida. Tenants may be
traumatized by notices to vacate, causing overall stress to the individual thereby
impacting their wellbeing. Further, tenants may feel unsupported by the housing system
and find alternative and possibly unsafe ways to be housed to avoid the system. Issuing
evictions causes Civida time, money and resources. Additionally, it may impact other
tenants living in buildings where evictions are prevalent.

Principles

Civida is committed to supporting tenants throughout their housing journeys and
ensuring their tenancies are sustainable and successful. The principles Civida follows to
build sustainable tenancies are intended to impact both individuals and the community.
When individual households are supported, then whole communities can thrive. Anti-
social behaviour by individuals can put other households at risk through not only
disruption of the peace, but through impacting a sense of security on the premise
whether actual or perceived. The following evidence-based guiding principles shape how
Civida develops policies, plans, and programs to build strong tenancies that support
individual and community wellbeing:

Holistic and Person-Centeredness: When housing is centered on addressing the unique
needs and circumstances of each tenant, it can help create a safe and supportive
environment for tenants to thrive in. By prioritizing harm reduction, trauma-informed
care, and a person-centered approach, Civida can put the tenant at the heart of decision-
making, and ensure their voices, histories, and backgrounds are heard and respected.

Flexibility and Adaptability: Prioritizes tailoring solutions to fit the specific needs of each
tenant. Early identification of concerns and proactive problem-solving allows Civida to
address issues before they escalate and provide timely interventions that can prevent
adverse situations and promote housing stability.

Community Development: Civida, as a provider of affordable housing, can create
environments which promote a sense of community within a building or district. A friendly
and supportive environment affects how people behave around one another and
cultivates mutual respect and equity toward one another. Civida is also able to leverage

its strong connections with community partners to create community development
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groups. Community development focuses on building strong, resilient communities where
there is greater housing stability and less turnover.

Communication and Engagement: Centers on consistent, open, and frequent
communication with tenants to build strong, trusting relationships and avoid issues that
could put a tenancy at risk. The Community Engagement Team engages with tenants
through welcome visits and helps address arrears and behaviours that threaten their
tenancy. It fosters trust and helps individuals understand their own responsibilities as
tenants. It may also support tenants in being transparent with Civida employees about
current struggles, which opens dialogue and opportunities to receive supports before
issues escalate.

Approach

Civida recognizes that to truly build sustainable tenancies, the organization must take
both a preventative and reactionary approach. As guided by legislation, Civida must
comply with eviction requirements set out by the province. However, Civida can also
leverage its policies and partnerships to provide preventive supports to tenants to ensure
strong tenancies. Civida also understands that its tenants may experience multiple
vulnerabilities, which place them at a greater risk for eviction. For households which are
at imminent risk of losing housing with Civida, it is necessary that the organization be
equipped with reactionary eviction prevention strategies throughout the tenancy to
support tenants before they experience a formal eviction. Through this two-pronged
approach, Civida will be well positioned to ensure its tenants receive the wrap around
supports they need to experience successful and sustainable tenancies with Civida. The
preventative and reactionary approaches allow for safety of all employees and tenants.
By utilizing internal procedures, Civida can ensure it is meeting a balance between
supporting sustainable tenancies and removing tenants who are continually non-

compliant and breaching their lease agreement.

Civida's 2024-29 Strategic Plan includes several strategies for expanding its capacity to
provide affordable housing to low-income households over the next five years. one of the
ways to do this is to support people's journeys through housing. Following the
Sustainable Tenancies Framework is essential in supporting people's journey through
housing. When tenants build sustainable tenancies, they are empowered in other areas
of their lives and may be able to break cycles of poverty and move into market housing
options, thereby opening space for affordable housing as they move out.
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Areas of Focus

Sustainable tenancies are a core part of how Civida operates to maintain security of
tenure. The following are strategies Civida will adopt to proactively address evictions:

Employee Engagement: Increase employee understanding through ongoing training of
working with vulnerable populations that have experienced ongoing trauma and its

resulting challenges. All employees have a vested interest in supporting a successful
tenancy.

Tenant Engagement: Engage with tenants to gather their input on Civida's sustainable
tenancies practices and evaluate the results of the Sustainable Tenancies Framework.

Resources: Develop tenant resources that promote successful and sustainable tenancies,
such as:

e Redesigning the tenant resources page to reflect the needs of the tenant, as well
as meet Civida's needs

e Increasing tenant engagement efforts to understand the underlying issues that
may promote evictions

e Including a space in all future builds that is designated for tenant and partner use.

e Spending time with tenants to orient them on their responsibilities, and provide
proactive support with resources such as welcome visits with the Community
Engagement Team, and the Civida Tenant Handbook.

Rent Reminders: Implement a trauma-informed rent reminder system that does not
involve issuing an NTV. An NTV should only be issued if the tenant has not paid rent after
the due date.

Advocacy: Civida to leverage relationships with Government of Alberta MLAs and public
servants to advocate for sustainable tenancies.

Community Partnerships: In line with Civida's strategic priorities, increase tenant
supports at Civida Properties to offer assistance for relevant and pressing needs of
tenants that could negatively impact their tenancy.

Transitional Supports: When a tenancy has come to an end, support outgoing tenants
via connections to relevant resources.

Evaluation

Civida is committed to ensuring that our customers are set up for and maintain
sustainable tenancies through relationships with its employees. We believe we must hold
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ourselves accountable to the commitments in this framework. To ensure commitments
are upheld, we must consistently evaluate our actions. Because this framework is a living
document, evaluation will occur on an ongoing basis. An internal evaluation plan
including the biennial Tenant Satisfaction survey, Tenant Move Out survey and Employee
Engagement survey tracks metrics for this evaluation. These surveys capture information
about tenancies from multiple perspectives and allow for both information on
preventative and reactionary strategies. The surveys are an opportunity to measure how
well Civida is meeting the needs of tenants and employees.
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Glossary

Abridgement: in cases of significant damage to the rental premises or assault, or threats
of assault, Civida may apply to an RTDRS Officer to reduce the hearing date period (3
days) to the respondent. Only the most serious cases will be given an abridgement of
service.

Eviction: the court ordered removal of a tenant from the rental property where they

reside.

Harm Reduction: is a peopled focused approach that seeks to reduce health and social
harms associated with addiction and substance use, without necessarily requiring people
who use substances to abstain or stop using. It attempts to reduce harm to the

individual.

Move Out Survey: is the Civida administered survey sent out at the time of move out to
asses a tenants experience with Civida.

Notice to Vacate (NTV): a notice given to tenants by the landlord informing them they
must vacate their tenancy for breach of their lease. Civida gives 4 types of NTVs. If an
NTV is not followed it may lead to a court ordered eviction.

RTDRS: is the Residential Tenancy Disputes Resolution Services, the quasi-judicial tribunal
that offers landlords and tenants a method of resolving disputes without having to go to

court.

Security of Tenure: the right of a tenant to stay in their home without unreasonable fear
of displacement or eviction.

Sustainable Tenancy: a tenancy that can be maintained successfully by the tenant for as
long as they choose to live in their unit.

Trauma-Informed: an approach to care that involves understanding, anticipating, and
responding to issues, expectations, and needs that are often present in survivors of

trauma.
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