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 Board Chair’s 
 MESSAGE

Geoff Oberg
This year, Civida advanced  
its mission with intention,  
discipline, and a clear focus  
on people. As stewards of public  
funds and public assets, we are  
deeply mindful of our responsibility  
to maintain safe, quality homes today  
and for future generations. With 99.5%  
occupancy, continued capital renewal, and a strong pipeline  
of new mixed-income developments, we have made tremendous 
progress where it matters most: delivering stable, affordable  
homes and essential supports.

Demand continues to grow. Edmonton’s 
population is expected to increase by 35-40% in 
the next 20 years, and the rising cost of housing 
is putting pressure on households at every 
income level. We cannot meet these challenges 
alone. We are thankful for the ongoing support 
of the Government of Alberta, Government of 
Canada, and City of Edmonton, as well as our 
industry and community partners. Together,  
we are preparing Edmonton to meet affordable 
housing challenges head on.

2025 also saw a significant leadership transition 
for Civida. I am excited about the vision and 
energy that our new CEO, Bree Claude, brings to 
the role and am confident that she will continue 
to lead Civida with strength, clarity, and passion. 

On behalf of the Board, I want to thank Civida’s 
employees, leadership team, partners, funders, 
and tenants for your continued dedication and 
trust, which have allowed the organization to 
stay focused on our priorities and continue 
advancing the momentum built in recent years.

I also want to thank my fellow Board members 
for their enduring commitment to Civida’s 
mission. It is an honour to serve alongside you. 
We remain committed to strong governance, 
transparent reporting, and prudent stewardship, 
and to expanding access to homes where people 
feel safe and proud to live.
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 CEO’s
MESSAGE

Bree Claude
Stepping into the role of Civida’s 
CEO this year has been both 
humbling and inspiring. Every 
day, I am reminded of the care 
and commitment our team brings 
to work that directly affects the 
lives of thousands of Edmontonians. 
Whether supporting tenants through 
challenging moments, repairing homes to extend their lifespan,  
or helping refine our service delivery model, our employees are  
the foundation of Civida’s success and the driving force behind  
our progress.

As proud as I am of how far we’ve come, 
there is still tremendous need ahead of us. 
Civida currently supports more than 27,000 
Edmontonians through affordable homes and 
rent assistance programs, and yet another 
10,000 eligible households remain on our Priority 
List in need of housing. Meeting this level of 
demand requires us to think differently and act 
with purpose. Traditional approaches won’t get 
us where we need to go.

That is why partnerships continue to shape 
our path forward. In 2025, we strengthened 
relationships with government funders and 
expanded our collaboration with community 
and private sector partners. From investing in 
community-based initiatives to advancing our  

P3 (Public-Private Partnership) Model, we are 
showing what’s possible when expertise, lived 
experience, and long-term stewardship come 
together. These relationships help us reach more 
people, mobilize new resources, and build homes 
that reflect the needs of the communities we 
serve.

As we look to the future, I feel hopeful. Civida’s 
staff, Board, funders, and partners have shown 
what is possible when we stay grounded in our 
values and focused on people. Together, we 
will continue opening new doors, strengthening 
communities, and shaping a more inclusive, 
affordable Edmonton. I am honoured to be  
part of this work, and I am eager to be on this 
journey with you.



About 
CIVIDA
Civida is Northern Alberta’s largest 
community and affordable housing 
provider. A key partner in Alberta’s housing 
system, Civida supports more than 27,000 
Edmontonians through affordable homes, 
rent assistance, and community-based 
supports, while actively expanding supply  
to meet growing demand.

Our Vision
Everybody’s home.

Our Mission
To provide safe, 
affordable housing.

Our Values
Integrity:
We act with respect, 
embrace diversity, and treat 
everyone with empathy and 
fairness.

Diligence: 
We use the best information 
to focus on positive change 
and solutions.

Stewardship:
We exercise responsible 
management of our 
housing and resources.

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.

Our Strategic Focus
Civida is taking strategic, forward-looking action to ensure 
more people can access safe, stable, and affordable homes, 
today and in the years to come.

1.	 Managing existing properties and creating enabling 
conditions to support tenants to move through 
affordable housing

	 We invest in well-maintained, quality housing and strong 
property management. We work with community partners  
to promote tenant stability and long-term well-being.

2.	 New capital projects
	 We grow the supply of affordable housing through new 

construction, including exploring opportunities like surplus 
government land to build modern, sustainable homes.

3.	 Funding to acquire existing housing
	 We purchase private-market units to convert them into 

affordable homes, leveraging existing infrastructure to 
bring more units online quickly and cost-effectively.

4.	 Providing more housing benefits
	 We help low- to moderate-income households maintain 

stable housing with rent assistance that makes private-
market rents more affordable.

CIVIDA ANNUAL REPORT 20254
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Our Programs
Every year, Civida helps over 27,000 individuals 
and families, nearly 2% of Edmonton’s population, 
access safe, stable, and affordable housing.

Community Housing
This program provides deeply affordable rental 
homes for lower-income households. Rent is set 
at 30% of adjusted monthly income or at core 
shelter rates for those receiving Income Support. 

Community Housing is governed by Alberta 
legislation, including the Social Housing 
Accommodation Regulation and the  
Residential Tenancies Act.

4,400+	COMMUNITY HOUSING UNITS  
providing safe, affordable homes

Affordable Housing
This program provides lower-cost rental options 
for moderate-income households, offering 
flexibility and long-term stability.

•	 Near Market: 10–40% below private  
market rents

•	 Mixed-Income: Tenants with different income 
levels living within the same community

970+	 AFFORDABLE HOUSING UNITS 
supporting diverse, mixed-income 
communities.

Rent Assistance Benefits
These programs provide monthly subsidies that 
help households afford private-market rent.

•	 Temporary Rent Assistance Benefit (TRAB): 
Short-term subsidy for working Albertans  
or those between jobs

•	 Rent Assistance Benefit (RAB): Long-term 
subsidy for households with the greatest 
financial need

3,800+	HOUSEHOLDS SUPPORTED in 2025

Gender-Based Violence Benefit
Civida is one of two housing management 
bodies in Alberta administering the Housing 
Benefit for Survivors of Gender-Based Violence, 
helping individuals fleeing abuse cover costs like 
rent, utilities, and mortgage payments.

850+	 HOUSEHOLDS SUPPORTED in 2025

Through our 
housing and benefit 

programs, Civida helps 
1 in 50 Edmontonians 

access safe, stable,  
and affordable

housing.
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Year 
AT A GLANCE

2025 was a year of scale, performance, and system leadership

Edmonton’s population is expected to grow by 35-40% by 2046.1 
Combined with the rising cost of housing, demand for affordable 
homes is growing. Civida is expanding housing opportunities and 
delivering strong, supportive services to empower tenants along 
their housing journey.

1 Government of Alberta. (2025) Alberta population projections, 2025-2051 – Alberta and sub-regions – data tables. 
Open Government Portal. https://open.canada.ca/data/en/dataset/44a11d09-3f0b-418a-98dd-20a74f1ae32e

Every number represents 
a family, a home, a life changed. 

Keeping Pace with 
Growing Demand

27,000+	 people housed through  
Civida programs

1 in 50	 Edmontonians live in a  
Civida-managed home,  
or receive a housing benefit

99.5%	 suite occupancy

$18M+	 invested in capital maintenance  
and renewal

130+	 new homes under construction

340+	 homes planned for development

Service Excellence

46%	 improvement in maintenance  
response times (2023–2025) 

900+	 tenant support and safety visits 
completed in 2025 

35%	 increase in annual tenant support  
visits (2024-2025)

32%	 decrease in evictions (2024-2025)

20,000+	 applicant and tenant  
emails processed
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Applicant Profile
Civida’s Priority List has over 10,000 applicant 
households waiting for housing or benefit programs. 

54% 
live with  

a disability 50% 
face mental health  

challenges

48% 
of households  
have children

34% 
are newcomers 

 to Canada

30% 
are fleeing  
violence

27% 
are  

Indigenous

12% 

identify as 
2SLGBTQIA+

88%
are at risk  

of homelessness
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 Excellence
 IN PROPERTY MANAGEMENT

Tenant-first service delivery

As the second largest affordable housing provider in Alberta,  
Civida manages its portfolio with care and accountability.  
Through coordinated resource management and tenant- 
focused service, we work every day to help our tenants  
feel safe and respected.

Introducing the 
Maintenance Hub
Opening in late 2025, the Maintenance Hub 
represents a significant step forward in how 
Civida delivers property management services. 
The Hub centralizes repair operations, bringing 
technicians, tools, equipment, inventory, and  
fleet vehicles together in one coordinated system. 

This integrated model replaces fragmented 
workflows with a more integrated approach, 
allowing teams to operate with greater 
efficiency, consistency, and oversight. With 
shared inventory, coordinated scheduling, and 
standardized quality controls, technicians arrive 
prepared to complete work on the first visit 
whenever possible. The result is faster response 
times, fewer repeat visits, and a more reliable 
service experience for tenants. 



The Hub  
centralizes repair  

operations, bringing 
technicians, tools, 

equipment, inventory,  
and fleet vehicles  
together in one  

coordinated  
system.
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Beyond efficiency, the Hub strengthens Civida’s ability to 
manage resources at scale, balancing workloads, reducing 
delays, and ensuring that service levels remain consistent 
across the portfolio.

The Maintenance Hub is part of a broader, multi-year initiative 
to refine service processes across Civida. This ongoing work 
focuses on improving how services are planned, delivered, and 
monitored to create clearer workflows, better coordination, 
and more dependable outcomes for tenants.

Together, these changes reflect a continued evolution in 
how Civida approaches property management. Every repair, 
interaction, and response reflects respect for the people who 
call Civida communities home.

A Stronger System, 
Built Over Time

Strengthening our 
services towards a more 
coordinated, responsive, 
and accountable system.

2023

Introduced city-wide District 
Offices to bring property 
management services closer 
to tenants

Developed and published 
the Accessibility Framework 
to guide inclusive service 
delivery

2024

Integrated technical  
and trades professionals 
in-house

Developed the Sustainable 
Tenancies Framework 
to reinforce a trauma-
informed, tenant-centered 
approach to property 
management

2025

Opened the Maintenance 
Hub, centralizing repair 
operations

The Impact

Maintenance response  
times have improved by  
46% since 2023

Tenant satisfaction  
with the condition of their 
home increased by 9% 
(2022–2024)
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Tenant Engagement  
and Support
In 2025, Civida deepened connections with 
tenants through more on-site engagement, 
proactive outreach, and one-on-one support.

On-site presence and direct outreach were 
expanded, positioning teams to identify 
challenges early, connect tenants with 
appropriate resources, and prevent issues  
from escalating, supporting greater housing 
stability over time. 

This was achieved through:

•	 More than 50 tenant events focused on safety, 
education, and community-building

•	 More than 900 door-to-door support visits  
and safety checks

•	 Nearly 300 individual support calls

Nearly half of all tenants participated in at least 
one event, reflecting increased engagement  
and growing trust.

This hands-on approach supports stability, 
strengthens relationships, and helps tenants 
build the foundation for long-term housing 
success.

This hands-on  
approach supports  

stability, strengthens 
relationships, and helps 

tenants build the  
foundation for  

long-term housing  
success.
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Tenants as Partners
Civida’s Tenant Advisory Committee (TAC) plays an important 
role in ensuring that tenant voice and lived experience informs 
Civida’s service design and delivery. 

Since 2023, TAC members have contributed directly to 
operational and policy improvements, including updates 
to maintenance service, safety management, and tenant 
communications. Their input has helped to ensure that 
changes are both practical and meaningful.

For TAC members like Malynda, a Civida tenant of six years, 
participation is both a responsibility and an opportunity to 
contribute to the broader community. As a founding member 
and current TAC secretary, she describes her participation 
in TAC as “a dedication” and a chance to model good 
neighbourliness, build connections, and advocate for changes 
that tenants can feel in their daily lives.

By embedding tenant perspectives into service improvements, 
Civida strengthens accountability, improves service delivery,  
and builds trust across its communities.

“Our ideas matter. We raise concerns and we work 
toward solutions. I’ve seen changes tenants can  
feel — brighter lights, new windows, real comfort. TAC 
gives us a voice, and Civida listens.”

— Malynda, TAC Secretary and Civida tenant

Maryam’s Story

When escalating conflict 
forced Maryam and her 
elderly parents to flee 
Somalia, they found safety 
and stability in their Civida 
community.

As her parents’ health needs 
changed, new challenges 
emerged. Her mother 
began using a wheelchair 
and the steps outside their 
home became a daily 
safety risk. Learning about 
their situation, Civida staff 
helped Maryam navigate an 
accessibility grant process 
to install a ramp at her 
home. The team provided 
guidance, coordinated 
documentation, and 
supported the process from 
start to finish, including 
connecting Maryam with 
trusted contractors.

The grant was approved 
and Maryam was able to 
install a permanent access 
ramp, allowing her mother 
to move safely in and out 
of their home and enabling 
the family to remain in their 
community.

“When the ramp was 
installed, I finally felt  
relieved. It changed 
everything for us. I’m so 
grateful for Civida’s help.”

— Maryam, Civida tenant
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 Impact Driven
DEVELOPMENTS AND  
REDEVELOPMENTS

Investments in Edmonton’s future

Meeting growing demand requires 
sustained investment in both 
preservation and expansion.

Civida is strengthening Edmonton’s affordable 
housing system by reinvesting in existing homes 
while building new, mixed-income communities 
designed for long-term operational sustainability. 
Supported by multi-level government funding, 
this work balances immediate needs with future 
capacity, protecting the integrity of current 
assets while expanding supply across the city.

Capital Renewal and 
Revitalization
Civida continues to reinvest in existing buildings 
to improve day-to-day living conditions and 
preserve homes for future generations.

In 2025, Civida:

•	 Completed 180+ suite renewals

•	 Delivered hundreds of structural and building 
envelope repairs

•	 Invested over $18 million in capital renewal, 
supported by government partners

Beyond routine maintenance, these upgrades 
address long-term building performance, safety, 
and livability.

 

Key improvements include:

•	 Interior suite upgrades, including flooring, 
fixtures, cabinetry, and finishes

•	 Roof and building envelope renewal to 
prevent moisture and structural deterioration

•	 Installation of energy-efficient windows  
and heating systems

•	 Accessibility modifications to support  
aging in place

•	 Modernized lighting, security systems,  
and site infrastructure to increase safety

•	 Major mechanical, electrical, and plumbing 
system upgrades

These investments reduce long-term operating 
costs, improve energy efficiency, and mitigate 
risks such as heat loss, poor air quality, and 
moisture-related damage. Most importantly, they 
improve daily living conditions, ensuring homes 
remain safe, comfortable, and resilient through 
Edmonton’s harsh climate.
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CAPITAL RENEWAL SPOTLIGHT:  
Central Village
Revitalizing a community landmark  
in Queen Mary Park

Central Village, a 42-unit Community Housing 
building in Queen Mary Park, illustrates the 
impact of targeted reinvestment.

Originally built in 1972, the building required 
significant upgrades to meet current standards. 
In 2025, Civida completed a $3.4 million renewal 
that modernized both the building’s systems  
and its overall safety.

Upgrades included:

•	 New exterior cladding, windows, doors,  
and roofing

•	 Installation of a modern building 
management system

•	 Upgraded heating and ventilation systems

•	 Secure electronic building access  
and intercom

•	 Enhanced lighting and site security

 
These improvements have made the building 
safer, more energy-efficient, and more 
comfortable for residents, primarily aged  
50 and older.

The impact extends beyond the building itself. 
The refreshed exterior and improved safety 
features contribute to the broader revitalization 
of the neighbourhood, strengthening community 
pride and creating a more welcoming 
environment.

“The exterior looks very beautiful, 
and tenants are very happy that we 
completed upgrades to the site. The 
upgrades and increased security have 
been instrumental in deterring crime.”

— Central Village  
District Housing Manager

BEFORE

AFTER
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Evolving How  
We Invest and Build
While our renewal projects remain essential 
to preserving Edmonton’s existing affordable 
housing supply, preservation alone will not meet 
the city’s growing demand. As population growth 
continues to accelerate, Civida is also focused 
on expanding supply through new, purpose-built 
developments.

To deliver new homes, Civida is turning to 
innovative partnership models that bring new 
expertise, investment, and community leadership 
into affordable housing. Our P3 (Public-Private 
Partnership) Model brings together public, 
private, and community sector partners to 
develop high-quality, affordable housing at a 
sustainable and scalable pace. By combining 
private investment and technical expertise 
with community insight and Civida’s long-term 
stewardship, the model helps accelerate delivery 
while keeping homes affordable over the  
long term.

P3 SPOTLIGHT:  
Belmont and Caernarvon
Growing stronger  
communities together

Two planned mixed-income developments 
in north Edmonton are early examples 
of the P3 Model in practice. Both sites 
are located on former school surplus 
land allocated to Civida by the City of 
Edmonton. Having progressed through 
design and ongoing community 
engagement work in 2025, these shovel-
ready developments are awaiting final 
capital grants to break ground.

•	 Caernarvon: Partnership with the 
Confederacy of Treaty Six First Nations 
(CT6) and Synergy Projects Ltd., 
combining Synergy’s construction 
expertise with CT6’s cultural competency 
and advocacy.

•	 Belmont: Partnership with Synergy 
Projects Ltd.

Half of the homes at the Caernarvon 
development will be available to Treaty 
Six First Nations members to help address 
long-standing gaps in housing access for 
Indigenous families.

Together, the Belmont and Caernarvon 
projects will add approximately 340 new 
mixed-income homes, showing how P3 
partnerships can expand housing in 
Edmonton while maintaining community 
benefit and long-term affordability.

Civida is  
turning to  

innovative partnership 
models that bring new 

expertise, investment, and  
community leadership  

into affordable  
housing.
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Leading Through 
Partnership

Civida’s leadership in 
community-focused design, 
partnerships, and long-
term asset management 
is increasingly recognized 
across the sector.

In 2025, Civida:
•	 Hosted site tours for 

delegations from various 
orders of government

•	 Delivered sector 
webinars on mixed 
income housing and our 
P3 model, supporting 
housing providers in 
other jurisdictions to 
strengthen innovation  
in housing delivery

•	 Shared planning 
expertise with social 
sector partners through 
various platforms and 
events to help amplify 
housing solutions that 
serve Albertans facing 
complex challenges

Civida’s impact is also 
reflected in the recognition 
of our development 
partners. The Consulting 
Engineers of Alberta 
(CEA) awarded Englobe 
an Award of Merit for 
their engineering work 
on Civida’s Lendrum 
redevelopment, a project 
that replaced two aging 
buildings with a modern 
120-unit complex. The 
redevelopment more than 
doubled the site’s original 
density while improving 
sustainability, livability,  
and overall quality of life  
for residents.
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 Partnerships 
THAT SUPPORT CUSTOMER
STABILITY AND WELLNESS

Coordinated support for stronger outcomes

Civida’s partnerships play a critical role in building stable, 
healthy communities. Through strong community relationships 
and innovative service models, we empower tenants to navigate 
difficult times, gain confidence, and create stronger futures.

Children and Families
Nearly half of Civida residents are children. 
To support the well-being of families in our 
communities, Civida partners with service 
providers such as The Family Centre and Skills 
Society to offer parenting supports, family 
programming, and access to resources that help 
promote stability and healthy development.

COMMUNITY PARTNER SPOTLIGHT:  
The Family Centre
The Family Centre brings nearly 100 years  
of experience supporting families in Edmonton 
and has been working within four Civida 
communities for more than a year. After 
completing renovations to create welcoming, 
comfortable places for families to gather,  
The Family Centre began their work  
by connecting with residents, local  
schools, Elders, and neighbourhood 
organizations to understand the  
unique strengths and needs of  
each community.

Through cultural events, workshops, group 
activities, and one-on-one in-home support, 
The Family Centre helps families strengthen 
relationships, build parenting skills, and connect 
with one another. Their approach is grounded in 
cultural humility and community development, 
creating space for residents to step forward as 
leaders by sharing their ideas, talents, and lived 
experience to make their community stronger.
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One small moment shows how powerful this can 
be. A tenant wanted to prepare snack baskets 
for neighbours facing food insecurity. With 
support from an in-home worker, others soon 
joined in to help. As they packed the baskets 
together, conversations began about parenting, 
financial stress, and everyday challenges. People 
shared resources, offered encouragement, and 
realized they were not alone. What started as 
a simple idea became a moment of connection 
and peer support.

Indigenous cultural connection has also become 
a meaningful part of community life. Through 
teachers, ceremony, and “Time Shared with 
Knowledge Holder,” Mountain Offering Woman 
(The Family Centre’s Indigenous Knowledge 
Holder) offers families a place to ask questions, 
learn protocols, and reconnect with spirit in 
a welcoming, judgement-free environment. 

Children often stop by simply to visit, reflecting 
the trust she has built.

By creating welcoming spaces, listening without 
judgement, and helping people share their gifts, 
The Family Centre is helping build stronger 
family connections, safer neighbourhoods,  
and a greater sense of belonging across  
Civida communities.

“Our goal is to help people help 
themselves. What that means is we  
are there to support them, we are there 
as a facilitator with evidence-based 
programming. We encourage people  
to bring their leadership and their gifts to 
the community.”

— Nimir, The Family Centre,  
Director of Community Based Services
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Women Empowerment
Civida is committed to expanding safe, stable 
options for women and families in transition. 
Civida has partnered with Safe Futures YEG  
and Pregnancy Pathways in Edmonton,  
reserving select affordable housing units to 
fast-track women leaving violent situations 
and pregnant women at risk of homelessness. 
Through these dedicated units, Civida helps 
women settle quickly, regain stability, and 
connect with essential supports.

Civida also partnered with Women Building 
Futures, a non-profit providing free skills 
training and employment supports to women 
and gender-diverse individuals in the skilled 
trades. Civida manages 42 suites in downtown 
Edmonton for the program, providing full 
property management services and priority 
access for participants to ensure housing is not 
a barrier to training, employment, or long-term 
independence.
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Community  
Animation Pilot  
at O-day’min Village
O-day’min Village is home to more than 230 residents,  
many with extremely limited incomes. Since acquiring  
the building in 2023, Civida has focused on building safety, 
connection, and financial stability for this 146-unit community.

In 2025, Civida deepened this work by joining the Community 
Animator Pilot led by Skills Society. Funded through a grant 
from the Civida Housing Foundation, the pilot introduced a 
part-time Community Animator into O-day’min Village. Since 
starting in fall 2025, the Community Animator has worked 
with residents and Civida site staff to create simple, resident-
driven opportunities for connection, including:

•	 Hosting a holiday craft table

•	 Adding seating in the lobby where tenants gather  
to access free Wi-Fi

•	 Creating a kids’ corner in the multipurpose room

•	 Establishing a shared coffee system, supported in part 
through resident bottle returns

These small but meaningful activities are helping residents  
feel a stronger sense of belonging and shared ownership  
in their community.

“I’ve seen how small, resident-led ideas can spark 
connection. A simple craft activity, adding chairs where 
people gather, or neighbours pitching in to keep the 
coffee going can create moments of conversation and 
shared care. Over time, those small moments help turn 
an apartment building into a community.”

— Andrea, O-day’min Village Community Animator

Lorna’s Story

Lorna, a resident of Civida’s 
O-day’min Village, moved 
to Canada to pursue her 
education. She earned a 
science degree and decided 
to stay in the country and 
build her life. After an 
unexpected career setback, 
she fell behind on rent 
and, with her family living 
overseas, had no local 
support system.

After learning about Lorna’s 
situation, Civida was able to 
adjust her rent to match her 
new income and connected 
her with community 
supports, including the 
Edmonton Food Bank, 
Community Bridge 
Program, and employment 
counselling. These resources 
helped her meet her basic 
needs while she searched 
for work.

Within two months, Lorna 
secured a new job and 
had cleared her arrears. 
She says the community 
connections she made 
through Civida helped her 
regain stability and feel 
hopeful about the future.

“I am in a better position 
to apply for jobs. I can 
fight. I am slowly paying off 
my debt. I have strength. 
I have a positive spirit. I 
am learning to love myself 
again and to not see myself 
as a failure … It feels like 
hope, like the chance to 
breathe and figure out my 
next step.”

— Lorna, Civida tenant
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Civida Housing 
Foundation
The Civida Housing Foundation (CHF) is  
a registered charity and Civida subsidiary, 
advancing Civida’s mission by supporting  
tenants and communities to build stability, 
confidence, and opportunity. Through 
community-focused initiatives, empowerment 
programs, and resources that support personal 
growth, CHF helps Civida residents thrive at 
home and in their communities.

Hackers Fore Housing  
Fundraising Golf Tournament
July 16, 2025, at The Quarry

CHF’s annual fundraising golf tournament 
brought together leaders and representatives 
from businesses, community organizations, 
and the non-profit sector for a day of friendly 
competition for a meaningful cause.

The event sold out once again, raising close  
to $120,000 in support of tenant programming  
in Civida communities.
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Stars Awards Gala
September 20, 2025,  
at the Art Gallery of Alberta

The annual Stars Awards scholarships celebrate 
the achievements and positive impact of 
students living in Civida housing. Initiated in 
2017, the program has empowered young 
people to pursue higher education and open 
doors to academic, career, and personal growth.

Hosted at the Art Gallery of Alberta, the 2025 
Stars Awards Gala honoured four young Civida 
residents with $5,000 scholarships to help them 
take the next step toward their goals.

“Throughout my life, I have always 
found joy and healing through art  
and the knowledge, experiences,  
and communities it’s led me to.  
I hope that through my work, I can play 
some small part in helping  
others feel the same.”

— Jesselle, Stars Creative & 
Expressive Arts Award Winner

COMMUNITY IMPACT

ACADEMIC EXCELLENCE

LEADERSHIP
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Trust-Based 
FUNDER RELATIONSHIPS

Accountability and industry leadership

Civida’s relationships with funding partners are built on consistent 
performance, transparent reporting, and a shared commitment 
to strengthening Edmonton’s housing system. These partnerships 
enable Civida to maintain existing homes, expand supply, and 
deliver programs that respond to growing and increasingly 
complex housing needs.

Government 
Partnership and 
Program Support
Civida’s impact is supported through ongoing 
collaboration with all three levels of government. 
The Government of Alberta provides 
the majority of our operational 
funding, with this sustained 
investment enabling Civida 
to deliver essential housing 
programs with consistency 
and care. In 2025, Civida 
was able to provide rent 
assistance benefits to over 
3,800 households experiencing 
housing instability.

As one of two providers in the province, 
Civida continued to administer the Housing 
Benefit for Survivors of Gender-Based Violence. 
This program, funded jointly by the Government 
of Alberta and the Government of Canada, 
expanded to distribute $7.75 million  
to more than 870 households transitioning away 
from violent or unsafe situations.

 

Investments such as the Alberta Housing 
Partnership Program (AHPP) and Capital 
Maintenance and Renewal Program, 
collaboratively funded across orders of 
government, continue to enable community 
housing providers like Civida to maintain and 
modernize existing homes, while delivering  
new affordable housing that meets Alberta’s 
evolving needs.

In 2025,  
Civida was able  
to provide rent 

assistance benefits  
to over 3,800  
households  

experiencing  
housing  

instability.
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FUNDER SPOTLIGHT:  
Breaking Ground on Kaskitêw Asiskî
In 2025, Civida broke ground on Kaskitêw Asiskî, 
a 132-home mixed-income development in south 
Edmonton. The project reflects a coordinated 
investment across government partners, with 
investment from the Government of Alberta, 
the City of Edmonton, and the Government 
of Canada (Canada Mortgage and Housing 
Corporation – CMHC).

This development will help address gaps in 
housing access for Indigenous families and 
families fleeing violence. Half of all homes 
will be offered first to Treaty Six First Nations 
members, with a proportion of homes dedicated 
to families fleeing violence. These outcomes are 
made possible through partnerships with the 
Confederacy of Treaty Six and Safe Futures YEG.



Funding for the project includes:

•	 $20 million capital grant under the Government of Alberta’s 
Affordable Housing Partnership Program (AHPP)

•	 $8 million grant from the City of Edmonton 

•	 Forgivable and repayable loans from CMHC

The 3.6-acre site includes:

•	 Two apartment buildings and four townhome rows

•	 An onsite daycare and a community amenity space

•	 Integrated outdoor spaces connected to surrounding 
neighbourhood amenities

CMHC  
Frequent Builder

As a designated Frequent 
Builder with the Canada 
Mortgage and Housing 
Corporation (CMHC), Civida 
is recognized for its strong 
track record of delivering 
high-quality and affordable 
rental housing. With this 
designation, Civida benefits 
from streamlined approvals 
for major National 
Housing Strategy funding 
programs, helping us move 
projects from planning 
to construction more 
quickly while maintaining 
sustainability. 
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The design prioritizes accessibility, safety,  
and sustainability through:

•	 Universal Design across all units and  
shared areas

•	 Tier 2 energy-efficiency standards and 
targeted Build Green Silver certification

•	 Secure electronic building access and  
safety-focused design

•	 Crime Prevention Through Environmental 
Design (CPTED) lighting, pathways, and  
design features

The development is designed to support 
connection, safety, and long-term stability within 
the community.

Civida  
continues  

to strengthen  
how we collect,  

manage, and share 
information.

Process Improvement  
for Accountability
As a proactive steward of public funds and 
assets, Civida continues to strengthen how 
we collect, manage, and share information so 
funders, tenants, and the public have a clear 
picture of our work. This year, we launched a 
new procurement platform, standardized key 
definitions and processes, and integrated data 
sharing and reporting across multiple systems.

The improvements provide:

•	 Faster, more consistent purchasing and 
invoice approvals

•	 Clearer and more reliable data

•	 Integrated dashboards that bring information 
into one place

•	 Better visibility into unit status, move-ins  
and move-outs, renewals, subsidy use,  
and tenancy trends

•	 More accurate reporting and stronger 
transparency across the organization
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CULTURE OF 

 Excellence
People are the heart of our work

Civida’s culture is shaped by our people. Whether we are 
supporting tenants, working with partners, or refining internal 
systems, Civida’s success is rooted in a workplace where people 
feel respected, motivated, and united by a shared purpose.

Investing in Our People
Throughout the year, Civida made an intentional 
investment in our team’s learning, growth, and 
connection. In addition to individual professional 
development, staff took part in enterprise-wide 
training opportunities in trauma-informed 
practice, crisis response, de-escalation, and 
Prosci change management. Together, 
these learning opportunities have 
supported a more informed, responsive, 
and resilient workplace.

Civida’s Equity, Diversity, and Inclusion 
(EDI) Committee also hosted a month-
long Truth and Reconciliation learning 
series focused on Indigenous history, 
language, and the Calls to Action. Alongside 
days of recognition like Pink Shirt Day, Orange 
Shirt Day, and Random Acts of Kindness Week, 
the series created space for shared reflection 
and learning.

These structured learning initiatives were 
complemented by informal moments of 
connection. The annual summer picnic brought 
colleagues together to relax and get to know  
one another outside the office, and the 
relaunched Social Committee has renewed 
Civida’s capacity to organize events that build 
community across teams.
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Living  
Our Values
At Civida, our values come 
to life in the everyday 
moments that bring our 
communities together. They 
show up in small acts of 
care as we support residents, 
our neighbourhoods, and one 
another.

This year, several special initiatives reflected the 
heart of our work and the spirit of the people 
who make it possible. In one west Edmonton 
community, our District C team organized a 
spring planting event with staff, tenants, and 
contractors. Working side-by-side, the group 
added colour to the shared courtyard and 
renewed tenants’ pride in their homes.

At the Dickinsfield community, Civida leaders led 
an annual community clean-up with staff and Board 
members to pick up litter, clear debris, and refresh shared 
outdoor spaces. Their efforts helped strengthen community 
pride and reinforced Civida’s commitment to being present 
and engaged in the neighbourhoods we serve.

Civida employees also came together 
to support young people pursuing 
education. Through monthly payroll 
contributions and fundraising efforts, 
Civida staff raised over $3,800 to sponsor 
the annual Creative and Expressive 
Arts Stars Award through the Civida 
Housing Foundation. This collective 
effort deepened connections between 
employees and our communities, boosted 
team spirit, and reinforced a shared sense 
of purpose across Civida.

Shared Impact
To Civida tenants, partners, funders, staff, 
and Board: Thank you for your trust, 
commitment, and collaboration. Together, 
we are building stability, strengthening 
communities, and expanding opportunity 
across Edmonton.

An Award-Winning 
Corporate Culture

In 2025, Civida was 
recertified as one of 
Canada’s Most Admired™ 
Corporate Cultures by 
Waterstone Human Capital. 
This distinction celebrates 
Civida’s commitment to 
a positive, supportive 
workplace where people 
feel valued and inspired to 
make a meaningful impact. 
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 Financial STATEMENTS
Consolidated Statement of Financial Position
December 31, 2025

ASSETS	 2025	 2024
CURRENT ASSETS

Cash and cash equivalents	 $	 13,005,895	 $	 7,667,684
Restricted cash		  16,353,839 		   18,174,816 
Accounts receivable		  5,786,286 		   5,700,902 
Prepaid expenses		  1,328,401 		   1,219,035 
Long lived assets held for sale		  1,751,377 		   934,984 
		  38,225,798 		   33,697,421 

DEVELOPMENT COSTS	  	 5,790,867 		   1,559,855 
ASSETS HELD IN TRUST		   1,979,794 		   1,949,409 
LONG-TERM RECEIVABLES		   330,220 		   321,814 
FUNDS WITHELD ON BORROWINGS		   11,562,482 		   11,405,478 
INVESTMENT IN AND ADVANCES TO RELATED PARTIES		  549,984		  -
LONG LIVED ASSETS		   384,152 		   462,588 
TANGIBLE CAPITAL ASSETS		   159,168,511 		   165,528,432 

	 $	 217,991,808 	 $	 214,924,997 

LIABILITIES	 2025	 2024
CURRENT LIABILITIES

Accounts payable and accrued liabilities	 $	 13,505,581 		   7,111,559 
Accounts payable related to restricted cash	  	 14,548,009 		   13,617,938 
Payable to Alberta Seniors Housing Corporation		   2,165,203 		   195,164 
Rents received in advance		   1,584,738 		   1,597,490 
Deferred contributions		   1,812,859 		   6,140,972 
Current portion of long term debt		   8,892,375 		   10,028,713 
		   42,508,765 		   38,691,836 

TRUST LIABILITIES		   923,201 		   923,201 
DEFERRED CAPITAL CONTRIBUTIONS		   70,894,382 		   72,916,078 
DEFERRED CONTRIBUTIONS RELATED  

TO LONG LIVED ASSETS	  	 240,917 		   240,917 
LONG TERM DEBT		   62,964,756 		   63,071,903 

		   177,532,021 		   175,843,935 

NET ASSETS			 
Invested in tangible capital assets		   35,521,724 		   32,477,071 
Unrestricted		   16,621 		   2,202,248 
Internally restricted reserve		   4,921,441 		   4,401,743 
		   40,459,787 		   39,081,062 

	 $	 217,991,808 	 $	 214,924,997 
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Consolidated Statement of Operations 
December 31, 2025

	  	 Corporation 
	 Government	 Owned and 
	 Owned	 Managed  
	 Properties	 Properties  
	 and Programs	 and Programs	 2025	 2024
REVENUE

Rent	 $	 20,410,896 	 $	 11,296,230	 $	31,707,126 	 $	 30,447,849
Capital maintenance grant	  	 15,243,429 		   2,589,028 		   17,832,457 		   12,097,848 
Program and management fees	  	 2,079,007 		   1,023,289 		   3,102,296 		   2,463,228 
Interest and other	  	 275,022 		   1,156,348 		   1,431,370 		   1,904,043 
Maintenance fee recovered	  	 901,107 		   306,743 		   1,207,850 		   1,478,998 
Development fees		   -   		   592,434 		   592,434 		   152,805 
Resident services	  	 223,563 		   305,322 		   528,885 		   495,447 
	  	 39,133,024 		   17,269,394 		   56,402,418 		   49,040,218 

EXPENSES
Human resources	  	 17,583,459 		   1,561,368 		   19,144,827 		   16,656,360 
Major projects	  	 15,276,060 		   3,398,058 		   18,674,118 		   12,868,959 
Utilities	  	 14,802,306 		   2,040,817 		   16,843,123 		   17,633,784 
Maintenance	  	 12,977,758 		   1,765,383 		   14,743,141 		   12,807,614 
Operating	  	 2,929,391 		   1,427,087 		   4,356,478 		   4,846,122 
Administrative	  	 3,166,602 		   91,139 		   3,257,741 		   3,116,820 
Interest		   -   		   3,144,826 		   3,144,826 		   3,015,160 
Taxes and land leases	  	 263,606 		   119,856 		   383,462 		   284,249 
Rent subsidy		   -   		   158,387 		   158,387 		   169,831 
	  	 66,999,182 		   13,706,921 		   80,706,103 		   71,398,899 
Less:							     
Restricted grant		   -   		   86,549 		   86,549 		   114,000 
Operating deficit grant	  	 27,866,158 		   -   		   27,866,158 		   25,901,794 
	  	 27,866,158 		   86,549 		   27,952,707 		   26,015,794 

NET EXPENSES	  	 39,133,024 		   13,620,372 		   52,753,397 		   45,383,105 

GAIN ON DISPOSAL OF TANGIBLE  
CAPITAL ASSETS AND  
LONG LIVED ASSETS		   -   		   453,828 		   453,828 		   171,787 

REVENUE OVER EXPENSES  
BEFORE OTHER ITEMS		   -   		   4,102,850 		   4,102,849 		   3,828,900 

OTHER ITEMS:

AMORTIZATION OF DEFERRED  
CAPITAL CONTRIBUTIONS		   -   		   2,021,696 		   2,021,696 		   2,945,245 

AMORTIZATION OF TANGIBLE  
CAPITAL ASSETS		   -   		   (4,745,820)		   (4,745,820)		   (4,486,945)

EXCESS OF REVENUE  
OVER EXPENSES	 $	 -	 $	 1,378,726 	 $	 1,378,725 	 $	 2,287,200 
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