
 

Classification: Protected A 

 

 

 

 

 

 

 

 

 

 

 

 

March 2022 

  

HMB BUSINESS PLAN 
2023-2025 

Wood Buffalo Housing 



1 
 

HMB Name   2023-2025 Business Plan 

Classification: Protected A 

Table of Contents 
 

EXECUTIVE SUMMARY ........................................................................................................... 2 
ACCOUNTABILITY STATEMENT ............................................................................................. 3 
PORTFOLIO PROFILE .............................................................................................................. 4 
INSTITUTIONAL CONTEXT ...................................................................................................... 6 
PLAN DEVELOPMENT ............................................................................................................. 7 
ENVIRONMENTAL SCAN ......................................................................................................... 8 
GOALS, STRATEGIC PRIORITY INITIATIVES, EXPECTED OUTCOMES AND 
PERFORMANCE MEASURES ................................................................................................ 19 
CAPITAL PLANNING STRATEGY .......................................................................................... 24 
APPENDICES.......................................................................................................................... 31 

APPENDIX A - HMB CORPORATE PROFILE .....................................................................31 
APPENDIX B - PROPERTY PROFILE ..................................................................................31 
APPENDIX C - FINANCIAL BUDGET AND FORECASTS ...................................................31 
APPENDIX D - CAPITAL MAINTENANCE AND RENEWAL................................................31 
APPENDIX E - CAPITAL PRIORITIES .................................................................................31 
APPENDIX F - ASSET MANAGEMENT ...............................................................................31 
APPENDIX G - CAPITAL ASSET QUESTIONNAIRE ...........................................................31 

  

  



2 
 

HMB Name   2023-2025 Business Plan 

Classification: Protected A 

EXECUTIVE SUMMARY 
 
Wood Buffalo Housing (WBH) is an arm’s length Part 9 subsidiary of the Regional Municipality 
of Wood Buffalo (RMWB). WBH serves as the single largest housing provider in the RMWB and 
the only provincially designated housing management body. Approximately 90% of our portfolio 
falls under our ‘Affordable Housing’ program, for which we do not receive any operating funding 
from the government, municipal or provincial. Rents charged need to be sufficient to cover 
expenses, however we are also required to keep them at least 10% below market which is 
stipulated in the Provincial grant funding agreements. 
 
This program makes up the largest part of WBH’s portfolio, with approximately 1200 housing 
units, in a mixture of 1-, 2-, and 3-bedroom apartments, condo-style townhouses, and 3- and 4-
bedroom townhouses. Our vacancy rate for this program is currently in the 19-20% range. 
 
We receive funding from the province to manage our senior housing properties, the Rent 
Supplement Benefit Program, and our community housing properties in Beacon Hill, downtown 
Fort McMurray and Thickwood. The only community housing (provincially funded) we have in 
our rural communities is two family community housing units in Fort Chipewyan and one in 
Anzac. There are a limited number (51) of community housing units, and not enough to meet 
the demand for our region. This and the Rent Supplement Benefit are the programs where we 
currently have a waitlist of 106 households. 
 
In 2018 and 2019 Wood Buffalo Housing conducted a comprehensive, region-wide Housing 
Needs Assessment. While the needs assessment findings are explored in more depth in the 
Environmental Scan, some key findings emerged both for the Urban Service Area of Fort 
McMurray, and for some of the rural hamlets within the RMWB. The RMWB’s rural communities 
face, by and large, a different set of conditions than those seen in the Urban Service Area of 
Fort McMurray. While Anzac, Saprae Creek, and Gregoire Lake Estates are relatively 
prosperous or affluent communities, Conklin, Fort Chipewyan, Fort McKay, and Janvier are 
each experiencing substantial housing needs. Adequacy and affordability are major issues in 
these rural communities. Each of the rural communities has relatively little available information 
from official sources. 
 
This needs assessment document led to the development of three key goals for WBH to pursue 
during the 2020-2022 budget cycle, and despite some positive movement for goal #1, with the 
development of our MOUs with the Indigenous groups and the introduction of some refurbished 
mobile homes to the communities, they remain our goals for 2023-2025. 
 
1. Increased deficit-funding through the ability to convert some of our properties into 

community housing. As discussed, the funding allocations for community housing in our 
region are significantly disproportionate as compared to other regions of similar population 
and demographic in the province. We have vacancy in our affordable housing properties 
that could easily be converted to additional community housing accommodations. We have 
been lobbying the province for years on this matter. We are requesting to transfer 32 
Provincially owned units in Beacon Hill to the open market or through a rent to own 
program. These 32 units (or a subset dependent on how many are acquired through rent-
to-own) will then be transferred to our affordable housing program to assist with our 
organization’s financial sustainability.   
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2. Capital and operational funding for our rural communities. Our study indicated 
significant need for adequate and affordable housing in our rural communities of Conklin, 
Janvier, Fort Chipewyan and Fort McKay. To properly address housing needs in our rural 
communities, we will absolutely need deficit-funded housing options.  

 
3. To develop a Fort McMurray Aging in Place Master Plan for Willow Square and a 

Support Strategy. Our region has experienced significant change in the past 10 years, 
which has rendered any existing plans for seniors housing obsolete. The Willow Square 
long-term care facility was very needed and took significant pressure off our own Rotary 
House Seniors Lodge, as well as our local hospital. Unfortunately, though, couples who’d 
been living together in our facility were suddenly separated because one of them had a 
greater level of need than the other. The statistics show that having a facility that allows 
people to age at their own pace all under one roof benefits everyone. There is still two 
acres of unused land adjacent to the Willow Square facility and we want to ensure there is a 
plan for that land that best suits the needs of our seniors community. 

 
These key goals will include a number of initiatives. Although WBH will lead these projects, they 
will be co-created in partnership with the Métis and rural community groups, ensuring that the 
needs and perspectives of each individual community are integrated into the development and 
management of new units. 
 
Other areas of concern that need to be addressed by the provincial government to support our 
continued viability are: 
 

1. Impacts of increasing inflation on our operational and capital budgets. Inflation is also 
impacting people’s ability to pay rent. 

2. There is a significant focus on creating 25,000 new spaces, yet at WBH our vacancy rate 
continues to increase as people leave the community due to the high cost of living in our 
region. One way to help manage this issue is to convert affordable housing units into 
funded community housing units. 

3. Impacts of the carbon tax and rising cost of utilities on our operations. Carbon taxes are 
projected to increase by 30% as of 2023. Utility costs are becoming unmanageable and 
the cost of propane in rural communities is also escalating. Our operational budget 
cannot sustain these increases as we cannot transfer those costs to our tenants. 

4. Benefit rates of the Temporary Rental Assistance Benefit program are not enough to 
provide meaningful assistance, for example, family of 5 on Employment Insurance will 
receive maximum $600 per week pus a TRAB benefit of $353 per month. With current 
rental rates, this family will be paying approximately 60% of their income on housing.  

 
 

ACCOUNTABILITY STATEMENT 
 
The business plan was prepared as a result of the key priorities set out by the WBH Board of 
Directors at its Strategic Planning in October 2017 and re-affirmed at the Board’s Strategic 
Planning Session in August 2020 and April 2022. It is in accordance with legislation and 
associated ministerial guidelines, and in consideration of all policy decisions and material, 
economic, or fiscal implications of which the Board is aware. The financial details included here 
are expected to be approved by the WBH Board of Directors in September 2022. 
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PORTFOLIO PROFILE 
 
WBH holds approximately 1325 housing units to serve the community. WBH has a number of 
different housing programs that we manage in the region. 
 
Subsidized Housing – 10% Of Portfolio  
In 2002, the Province designated WBH as the provincial housing management body for the 
region (replacing Fort McMurray Housing Authority) to manage community housing and seniors 
self-contained units. These units are subsidized by the government, which means tenants pay 
30% of their total income toward rent and the province provides an annual grant to manage the 
operations of these properties.  
 
There are a limited number (51) of community housing units, and not enough to meet the 
demand for our region. This and the Rent Assistance Benefit are the programs where we 
currently have a waitlist of 106 households. WBH, with help from Council, has been lobbying the 
province for years to add more community housing in both the urban and rural communities. 
 
In the urban area, community housing units are located in Beacon Hill, Thickwood and 
downtown. Except for two family units in Fort Chipewyan and one in Anzac, there is no other 
provincially funded (community) housing in our rural communities.   
 
The seniors self-contained properties are located in the downtown area, Anzac and Fort 
Chipewyan as follows: 
 Legion Manor and Araubasca House – located downtown, these are one-bedroom 

apartments in two buildings with 12-units and 18-units respectively. 
 Woodsmoke Elders Lodge – located in Anzac, there are four one-bedroom mobile 

homes.  
 Ayabaskaw Home – located in Fort Chipewyan, this property features 10 self-contained 

individual, one-bedroom apartments. 
 
Seniors Lodge 
WBH manages the one supportive-living seniors’ lodge in the region on behalf of the province. 
Rent is calculated at 30% of the applicant(s) gross income. Rotary House Lodge, a 39-bed 
property, is funded through municipal property taxes. This property offers seniors independent 
living with some supports like meals, snacks, weekly light housekeeping and in-house 
recreation as part of the residents’ monthly service fee. There is currently vacancy at this 
property. Search ‘Rotary House Seniors Lodge’ on YouTube for more information. 
 
Rent Supplement Program 
WBH also manages the Rent Supplement Program on behalf of the province. There are two 
benefits people can apply for under this program:  
 Rent Assistance Benefit (RAB), a long-term benefit that subsidizes Albertans with lower 

incomes. Priority is based on households in highest need.  
 Temporary Rent Assistance Benefit (TRAB) provides a modest subsidy to help eligible 

recipients afford their rent while they stabilize or improve their situation. Priority is based 
on first-come, first-serve. This program is not attractive due to the limited amount of 
assistance provided and the amount of information required for this very small benefit. 

 Applicants for the RAB and TRAB do not have to be tenants with WBH. The subsidy can 
be used on any rental in the region. 
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Affordable Housing Program – 90% Of Portfolio 
In 2010/11 our region saw incredible growth. Projects in the oil sands were drawing people from 
all over the world to work here. Housing prices were very high and hard to come by. Hotels were 
at capacity and so were local campgrounds. People were living anywhere they could find, and 
sometimes that meant renting a room in a house or bed in a garage for $1500. There was a 
significant increase in need for ‘affordable’ rental housing. 
 
So at the urging of the Province and the RMWB, and since the Municipal Development Plan 
predicted a population of 230,000 by 2030, we built more affordable housing properties in an 
effort to meet the demand using financing and one-time Provincial capital grant funding. We do 
not receive any operating funding from the government, municipal or provincial, to manage this 
program. Rents charged need to be sufficient to cover expenses, however we are also required 
to keep them at least 10% below market which is stipulated in the Provincial grant funding 
agreements. 
 
This program makes up the largest part of WBH’s portfolio, with approximately 1200 housing 
units that are required to be at least 10% below market rental rates. WBH has 1-, 2-, and 3-
bedroom apartments, condo-style townhouses, and 3- and 4-bedroom townhouses. All units are 
pet friendly and available for anyone to apply due to an overcapacity of rental housing in the 
region. This is the program where we have a vacancy. 
 
As mentioned in the Executive Summary, in our community we continue to see a rise in 
applications for social housing as many residents are facing job losses, reduced hours and 
reduced wage rates due to Covid-19 or the decline in the oil industry. If they cannot find these 
supports in the community, they are leaving where they can either find employment, live with 
other family members, or try to survive in a less expensive community. 

 

 
 
 
 
 

Self Funded
Community Housing

Seniors Self 
Contained

Fort McMurray 48 30 39 1162 1279
Anzac 1 4 5
Conklin 16 16
Janvier 9 9

Fort Chipewyan 2 10 * 4 16

Fort McKay 0
Fort Fitzgerald 0
Total 51 44 39 1191 1325
** Fort Chipewyan Lodge is a non-operational provincially owned facility..  In 2021, we finalized a lease with a community 
organization for the rental and use of this property for the benefit of the Fort Chipewyan community. 

Location

Operationally Funded

Total UnitsCommunity 
Housing

Lodge 
Operations Affordable
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INSTITUTIONAL CONTEXT 
 
Our housing mix allows WBH to be an active contributor to the local community, providing 
solutions to a range of ongoing housing issues. We remain committed to engaging and working 
closely with our community partner agencies and stakeholders.  
 
In 2017-2018, WBH signed Memorandum of Understandings (MOUs) with several rural and 
Métis communities in the Wood Buffalo-area; Fort McMurray Métis, Fort McKay Métis, Fort 
Chipewyan Métis, and the Conklin Resource Development Advisory Committee (CRDAC) (with 
representations from the Conklin Community Association and Conklin Métis Local 193). We also 
recently began working with the rural community of Janvier to address their housing needs and 
challenges. 
 
In terms of other non-profit housing providers, WBH works with organizations that focus on 
emergency sheltering, specifically Centre of Hope and Unity House (for women and children in 
domestic violence situations). These organizations have worked together to secure funding to 
maintain operations, and to transition into more permanent housing for clients. 
 
WBH is also well connected to the many Community Based Organizations (CBOs) in Wood 
Buffalo, all focused on supports and programs centred on Counselling, Crisis, Community, 
Finance/Employment, Health, Legal, Social, Cultural and Wellness for Families, Youth, Seniors 
and Indigenous groups. Prime examples of the CBOs include, but are not limited to: 
 

• Waypoints (Child Development, Elder Abuse) 
• Multicultural Association of Wood Buffalo 
• Keyano LINC 
• Wood Buffalo Food Bank 
• Women Building Futures 
• St. Aidan’s Society 
• Wood Buffalo Primary Care Network 
• Wood Buffalo Interagency Network 
• Newcomer Interagency Network (NIN). 

 
WBH is committed to supporting social profits in this community and collaborating with 
community stakeholders. Some of these businesses operate out of WBH properties on a cost-
recovery basis: 
 
 Centre of Hope (CoH) leases one of our buildings on a cost-recovery basis. They also 

operate permanent supportive living and Housing First on the 2nd and 3rd floors. 
 Captain’s Place, a group home for men experiencing independent living under the 

guidance of a mentor. 
 WJS Canada Youth Group Home, a group home for people with developmental 

disabilities. 
 McMan Youth, Family and Community Services Association, a group home for foster 

children. 
 Salvation Army Start Program, provides support for adults with disabilities. 
 Support Through Housing Team (STHT), safe, affordable, subsidized housing for hard to 

house individuals. 
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 We rent space in Fort Chipewyan to Athabasca Tribal Council to support providing 
culturally specific programs in the community. 

 WBH has MOUs with the Fort McMurray Métis, Fort Chipewyan Métis, the Fort McKay 
Métis, and the Conklin Resource and Development Advisory Committee (CRDAC) to 
address the affordable housing needs in those communities. In the past couple of years 
we have also been working closely with the community of Janvier to address their 
housing needs. 

 Over the years we have housed over 50 clients from the Housing First Program within 
our properties, and we currently house three individuals and 11 graduates of the 
Program in our properties.  

 We are also members of the Homelessness Initiatives Strategic Committee (HISC) and 
our President and CEO is the Chair of the Advisory Committee on Aging for Wood 
Buffalo.  

 
 

PLAN DEVELOPMENT 
 
This plan was developed out of our 2019 Regional Housing Needs Assessment, the 2021 
RMWB Municipal Census, our Strategic Planning Sessions with the Board and Management 
team, and our employee and tenant surveys. 
 
In 2018, WBH retained Urban Matters to complete a Regional Housing Needs Assessment for 
the RMWB area. This study included the collection, review, and analysis of both quantitative 
and qualitative data for housing across the Region and was intended to provide a robust and 
comprehensive understanding of housing supply, challenges, gaps and needs within the 
communities in the RMWB, including: 
 

• Fort Chipewyan  
• Fort McKay 
• Fort McMurray (including data from Draper where available) 
• Saprae Creek 
• Gregoire Lake Estates 
• Anzac 
• Janvier 
• Conklin  

 
A full literature review of existing reports and studies, as well as available statistical data 
(including the recently completed 2018 Municipal Census) was undertaken. This data and the 
resulting findings were then used as the basis for engaging with each of the communities within 
the Region. Interviews and engagement sessions were completed with key stakeholders and 
community representatives in all communities within the study scope, and a key stakeholder 
workshop was hosted in Fort McMurray with housing and service providers.  
 
Finally, the draft findings of the study were presented to stakeholders during two sessions in late 
April 2019. Participants in the workshop included local government (RMWB) staff and 
representatives and key community members from the rural hamlets. Comments from these key 
stakeholders were compiled and incorporated into the final document. 
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ENVIRONMENTAL SCAN 
 
POLITICAL  
 
Municipally: 
• We had and election in fall of 2021 and almost an entirely new Council was sworn in, as 

well as a new Mayor. 
• Many of the new councillors don’t know about WBH and the programs services we offer the 

community. 
• Many do not know the history between the RMWB and WBH. We need to create an 

educational campaign for Mayor and Council. 
 
Provincially: 
• The Rent Supplement Program was reopened in the spring of 2021 and there were two 

new benefits introduced: the Temporary Rental Assistance Benefit and the Rental 
Assistance Benefit. 

• We received our 2022 Operating and CMR budgets from the Province; operating funding 
for community housing has increased by 4% over 2021 and rent supplement funding was 
increased by $139K representing 3% over 2021.  

• The province passed Bill 78, which puts a focus on local management of affordable 
housing. We have requested permission to convert some affordable housing into 
community housing and are working with rural communities to setup local housing 
management bodies. 

• The Government of Alberta has an ambitious target of adding 25,000 new affordable 
housing units over the next 10 years, but most of this housing will be located in urban 
centres.  

• Premier Kenny has faced a lot of criticism since taking office and will resign once a new 
leader is elected in the fall leadership race. The MLA for Fort McMurray – Lac La Biche has 
entered the leadership race, which could benefit our region. 

• There will be another provincial election in the fall of 2023. 
• The Wood Buffalo region needs a Master Plan for Seniors Housing. In order to complete 

this Master Plan, Wood Buffalo Housing is requesting $180,000 from the province. 
 
Federally: 
• Liberals won the 2021 election and once again formed a minority government.  
• Biden was elected as the new President of the United States and he immediately cancelled 

the Keystone pipeline, which will have an impact on Alberta. 
• With the was happening in Ukraine right now, many countries are refusing oil imports from 

Russia. This is having an impact on the global oil supply and Alberta is trying to make the 
case with the US and Canada that we need pipelines to get our oil to market.  

• Erin O’Toole stepped down as leader of the Progressive Conservative Party and there is 
currently a leadership race happening.  

• CMHC; we applied for the Rapid Housing Initiative grant and it was not approved. Most of 
the funding was awarded to larger urban centre development projects. 
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ECONOMIC 

Federal 

• The coronavirus pandemic has led to a deep recession and huge impact on the economy. 
• Estimates show that between March 2020 and April 2021, Canada spent $624.2 billion on 

pandemic initiatives.  
• Ahead of federal budget 2022, Canadians are still contending with unprecedented 

economic and social challenges. Our economy also faces significant inflationary pressures, 
supply chain issues, labour shortages and protectionism in key export markets. 

• Canada households debt to GDP was last updated in March of 2022. Household debt to 
GDP in Canada is expected to be 112.50 percent of GDP by the end of this quarter. 

• The unemployment rate in Canada fell to 5.5% in February of 2022 from 6.5% in January, 
much lower than market expectations of 6.2%.  

• It was the lowest jobless rate since January of 2020, officially reaching pre-pandemic levels 
after 25 months and a mere 0.1 percentage point from an all-time low of 5.4% hit in May 
2019 amid the easing of public health restrictions.  

• CMHCs market rental rate report shows that rental rates have decreased from the 2020 
report.  

• The Bank of Canada raised its benchmark interest rate to 0.5 per cent on Wednesday, a 
move that's expected to be the first of a series of small rate hikes this year to tame inflation 
that has risen to its highest point in decades. 

• The war in Ukraine is having a significant impact on the supply and price of oil around the 
globe. In Canada the price of gas at the pumps has surpassed $2/litre in most provinces. 

• The average monthly asking rent for Canadian properties on rentals.ca in February 2022 
was $1,820 per month, an increase of 6.2% annually from $1,714 in February of last year. 
The average rate declined to a low of $1,676 per month in early 2021 before recovering to 
the low $1,800s this year. 

• The rental market across Canada continues to recover, approaching levels comparable to 
those experienced before the pandemic. Single-family homes, townhouses, and condo 
apartments specifically have experienced significant annual increases in average monthly 
rental rates. 

• As employees return to the office and the population moves beyond the pandemic, it is 
expected that the demand for rentals will gradually increase. This, combined with supply 
chain issues, record inflation, increasing interest rates, and a general uncertainty 
surrounding things such as the price of gas, could continue to push rents higher in the near 
term. 
 
 

Provincial: 

• Alberta’s seasonally adjusted unemployment rate was 6.8% in February 2022, a decline of 
0.4 percentage points from the previous month and a decrease of 3.2 percentage points 
from the same month last year. 

• The unemployment rate declined because the labour force decreased by 2,700 and 
employment increased by 8,200 from the previous month. Fulltime employment decreased 
by 9,600 while parttime employment increased by 17,700 over the same period.  

• Alberta’s economic recovery from the global pandemic and the oil price crisis far exceeded 
expectations last year. 

• Following a 7.9% contraction in 2020, real gross domestic product (GDP) grew an 
estimated 5.8% in 2021, with nearly all sectors of the economy rebounding. The province’s 
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economy is expected to fully recover to 2014 levels this year, expanding by 5.4%, and be 
among the nation’s growth leaders. 

• Business investment is set to accelerate this year, underpinned by strong energy prices and 
Alberta’s competitive tax regime. A pickup in population growth and the strengthening 
labour market will also buoy consumer spending and housing activity. 

• Regulatory and political challenges continue to hamper progress in building pipelines for 
Alberta’s energy products. However, the war in Ukraine is having a significant impact on oil 
supplies around the globe. Canadian energy producers are trying to make the case with the 
federal government that now is the time to develop our energy resources further and make 
us less dependent on foreign imports. 

• The Alberta premier is pushing for the us to complete the keystone pipeline. 
 

 
 

Locally we observe: 

• Financial strains as a result of the pandemic, flood and high cost of living in the wood 
buffalo region. 

• Difficulty in obtaining insurance and significant rise in price. 
• Rental rates continue to decline. 
• Despite tighter market conditions, housing prices are trending down. However, some of this 

can be related to compositional shifts as generally more expensive detached sales 
represented a smaller share of the sales in favour of gains in the semi-detached sector.  

• RMWB council approved a $570 million 2022 municipal budget, which is comprised of $442 
million for operations and $128 million to be transferred to reserves for capital and other 
purposes. The approved capital budget is $156 million with funding from reserves, grants 
and 2022 revenues. 

• Budget 2022 is $2 million more than last year’s budget and supports the municipality’s 
continued commitment to achieve a 5:1 tax ratio, which is a comparison between the 
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highest and lowest tax rates. Since 2017 the municipality has reduced the overall budget 
amount by $270 million. 

• Unemployment for the Wood Buffalo-Cold Lake Region has reached 9.9 per cent. 
• RMWB are working to enhance image and attract labor through promotion of the region. 

 

      
SOCIAL 

The total population for 2021 was 106,059. This reflects a 5% decrease from 111,687 in 2018. 
The decrease in population is attributed to a 17% decline in the Municipality’s non-residential 
shadow population, located in Project Accommodations. The Urban Service Area’s (USA) share 
of the total population was higher in 2021, accounting for 71.6% of the total population, 
compared to 67.7% in 2018. A breakdown of the total population in 2021 and 2018 is presented 
in Table 1. 
 
As illustrated in Table 2, the Municipality’s permanent population remained stable, only 
increasing slightly by 0.72% from 75,009 in 2018 to 75,555 in 2021. The number of residential 
shadow population is higher in 2021 (2,358) compared to 2018 (2,085). Other shadow 
population are individuals who resided in hotels/motels and non-permanent dwellings at the time 
of enumeration. The total shadow population count recorded for 2021 is 30,504.  
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Some neighbourhoods saw large scale population growth in 2021. Abasand saw a population 
increase of 77%, Beacon Hill 41%, Waterways 18%, Parsons Creek 7%, and Timberlea 2%. 
The growth in these neighbourhoods can be attributed to continued rebuilding efforts since the 
2016 Horse River Wildfire. 
 
All other neighbourhoods in the USA saw a decline in their neighbourhood population. These 
include Gregoire (-14%), Lower Townsite (-3%) and Thickwood (-6%). Most rural communities 
also saw a decrease in population, which is consistent to trends observed in 2018. Resident 
mobility within the Municipality was also assessed during Census 2021. The top four provinces 
of origin for the Municipality are: Alberta (55%), Newfoundland and Labrador (13%), British 
Columbia (9%) and Ontario (9%).  
 
Information collected on individuals who have lived here before Census 2018, suggests the 
Municipality has been a long-term home for many throughout the years. Specifically, 17% of 
people have lived in the Municipality for more than 20 years, followed by 32% who have lived 
here for 11-20 years and 30% who have lived here 6-10 years.  
 
The Municipality continues to have a young population, with slightly above 42% of the 
population between the ages of 20 and 44. The largest population cohort is the 35-39 age group 
which accounts for 11.2% of the total population. Consistent with past trends, 60% of residents 
self-identify as Caucasian or Euro Canadian. The second largest ethnic group in the 
Municipality is South East Asian (7.2%), followed by South Asian (6.7%), First Nation (4%) and 
African (3.2). Indigenous Peoples, in general, represent 7% of the total population. 
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DWELLING OVERVIEW  

The total number of dwellings increased by 12%, from 28,281 in 2018 to 31,643 in 2021.2 The 
total number of occupied dwelling units in 2021 is 28,499.3 This represents a 12% increase 
from the Census 2018 where the total number of occupied dwelling units of 25,526. This 
increase can be attributed to the continued rebuild of dwellings since the 2016 Horse River 
Wildfire. Additional increase in the number of dwelling units can be ascribed to multifamily 
developments, constructed since Census 2018. The total number of Project Accommodations in 
the Municipality decreased from 2018 levels to a total of 684 active and enumerated Project 
Accommodation facilities.  
 
The number of vacant dwellings recorded in 2021 has reduced 57% compared to 2018. 
Additionally, the number of non-contacted dwellings was also reduced by 22%. Information 
collected in Census 2021 notes that there was a large decrease in the total number of vacant 
dwellings within the USA of 63%. The reason for this decline is due to Population Estimation 
being used to determine a dwelling’s occupancy status. Further, Census 2021 highlights an 
increase of vacant dwellings within the rural communities (16%).  
 
Single-detached dwellings continue to be the dominant form of housing in the Municipality. They 
account for 41.86% of all dwellings. Apartments/condos are the second most common form of 
housing in the Municipality accounting for 26.13%. Town homes account for 10.3% of dwelling 
types. Manufactured homes accounts for 9.27% of all dwelling types. It should be noted that 
census staff continue to improve their identification of dwelling typology within the Municipality 
annually. 
 

 
The RMWB continues to be a dynamic Municipality with an increase in its permanent 
population, and a notable decrease in the shadow population. Additionally, the Municipality 
continues to welcome new residents each year, while supporting strong neighbourhoods and 
communities of residents who have remained here long term. Further, there has been an 
increase in dwellings since 2018. For more information and details on information and data 
highlighted within this summary. Please see the full Census 2021 report. 

 
Rural Housing Conditions 
Statistics Canada’s information on tenure may not be representative of the situation on the 
ground in Wood Buffalo’s rural communities, in part because the Census may not have 
identified and included households living in particularly poor conditions. These statistics may 
also have been impacted by the 2016 wildfire and the economic downturn since 2015. 
Wherever possible Statistics Canada housing information has been supplemented with local 
studies or through stakeholder engagement. 
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As in most cases, the most vulnerable households are typically renter households, seniors’ 
households, single-person households, and lone-parent households. That said, stakeholder 
information in particular for Conklin, Fort McKay, and Janvier, suggests that individuals are 
being forced to live in larger households due to affordability constraints, leading to 
overcrowding. 
 
Adequacy (State of Repair) 
Inadequacy is a major concern in a number of the rural communities in Wood Buffalo, 
particularly Conklin, Janvier and likely Fort McKay, although Fort Chipewyan also has significant 
issues. 
 
Stakeholders in Conklin identified inadequacy as a major community concern, with a substantial 
number of residents living in unacceptable conditions: with health hazards (black mold, for 
example) or with no access to key services including water and septic. Connecting to services 
would cost far too much for many households ($16,000). Contributing to a state of disrepair is 
likely the age of housing in Conklin, with as much as 80% of the housing being built prior to 
1980 (the official statistics underestimate the age according to stakeholders), and no new 
housing added in the last 15 years. 
 
Fort McKay Métis Community Association operates its own housing and did not report any 
issues with adequacy, simply a general lack of housing to address current waitlists. 
The official statistics suggest housing in Fort Chipewyan (a community with relatively high 
median wages) is also in disrepair, with 70 units (24% of total housing stock) requiring major 
repairs. Again, an aged housing stock likely is contributing to this, with 66% of housing built prior 
to 1990. 
 
Janvier also has high rates of disrepair, with as much as 30% of Janvier dwellings requiring 
major repairs, and no new dwellings constructed since 2001. Stakeholders in Janvier likewise 
indicated disrepair was a major concern, mold, and other forms of disrepair a common 
occurrence, and contributing to negative health impacts, especially for elders. The costs of 
connecting dwellings to services (municipal sewer and water), at approximately $16,000, are far 
beyond the reach of many households. 
 
Anzac, the most affluent community, does not suffer from the same levels of disrepair as seen 
in other communities, and only 25% of the housing stock was built before 1990. The most 
recent development in Anzac was completed in 2009. 
 
Similarly, Saprae Creek does not appear to suffer from the same levels of disrepair as seen in 
other communities. 
 
Gregoire Lake Estates has a high proportion (over 50% in 2016) of the housing stock built in 
1990 or earlier. Perhaps due to this relatively aged housing stock, there appear to be quite high 
levels of inadequacy or disrepair. This in contrast to the community’s high median incomes. It’s 
also worth considering the data may have substantial rounding error, especially regarding the 
inadequacy percentage.  
 
Finally, Fort McMurray has quite low rates of inadequacy (4%) compared to the other 
communities in the RMWB, this perhaps due in part to a relatively young housing stock, with 
over 60% constructed since 1990. However, with such a high proportion of the RMWB’s 
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households, the relatively low inadequacy rate will still translate into a substantial portion of 
inadequate housing in the RMWB. 
 
It’s worth noting that seniors in particular can be vulnerable to inadequacy in their housing, 
especially owners who may not have the ability to maintain their (often single-detached) homes. 
Most seniors in Anzac are owners, and in Fort Chipewyan the proportion of owners and renters 
in for seniors’ households are approximately even. 
 
Suitability (Crowding) 
Suitability is a major concern within some rural communities, generally overlapping with 
adequacy concerns. 
 
While the official population in Conklin is 318, estimates of the shadow population indicate that 
the true population may be between 400 and 450 individuals. With a lack of housing in the 
community, and with few employment opportunities, many individuals are working outside the 
community for the majority of the month and returning to stay with friends and family for the 
remaining time. All these issues likely lead to substantial overcrowding and unsuitability. 
Fort McKay similarly has a fluctuating population with individuals living with family and friends 
from time to time, likely in unsuitable arrangements. Over-crowding is a major concern in the 
community. 
 
Unsurprisingly given the adequacy and affordability issues within the community, overcrowding 
is a major issue in Janvier as well.  
 
Information is unfortunately not available for Fort Chipewyan, and Anzac does not appear to 
have substantial suitability issues. Similarly, Saprae Creek and Gregoire Lake Estates appear to 
have near-zero or negligible suitability issues (although rounding may play a part here). 
Finally, 6% of Fort McMurray dwellings are unsuitable, a slightly higher proportion than in 
Alberta generally (4.5%). 
 
Affordability 
Affordability is arguably the greatest issue, with households in many of the rural communities 
seemingly unable to afford housing at all, let alone adequate and suitable housing. Affordability 
is the major concern in the urban area as well, though here high costs have been offset by high 
incomes in the past. 
 
Despite relatively low average shelter costs of ownership ($476 according to Statistics Canada, 
compared to $1,481 in Alberta generally), Conklin likely has substantial affordability issues that 
are not well captured by the statistics. Household incomes in Conklin are substantially lower 
than those seen in the region generally, and the economic downturn has been felt, with a lack of 
stable employment. Approximately 28% of residents re-experiencing housing instability, and the 
prevalence of adequacy and suitability challenges underline the lack of affordability in the 
community – as residents are clearly unable to afford adequate and suitable housing. A recent 
study by the Alberta Rural Development Network identified 91 individuals in the community who 
are living functionally homeless: living in completely inadequate housing with little or no security 
of tenure. 
 
In Fort McKay, it’s estimated that all community members make less than $100,000 per year. 
The majority of units are owned by FMMCA and rented to residents at approximately 10-20% of 
market rates. Rents are insufficient to cover mortgage costs. Again, the lack of adequacy and 
suitability in the community indicates the unaffordability of housing. The lack of supply (with a 
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waitlist of 11 families, and additional individuals who have not been officially added to the 
waitlist, and with as much as 25% of community members homeless) also indicates an 
unaffordability, in the sense that community members would be unable to pay the amount 
necessary to make the provision of additional supply economic. 
 
In Janvier, a very low median income relative to other communities indicates a likely affordability 
challenge. Similar to other communities, the lack of stable jobs, evidenced in part by a high 
unemployment rate, is a major driver in housing challenges. Even non-market housing can be 
unaffordable for community members, leading to 3 of 9 below market rental units sitting 
unoccupied. With no true market for housing in Janvier, efforts to develop a rent-to-own 
program have proven unsuccessful, as residents are unsure they would be able to realize a gain 
through equity. Again, high levels of unsuitability and inadequacy also provide evidence of an 
affordability challenge of some sort. 
 
In Fort Chipewyan, while median incomes are above those of many of the other rural 
communities, they remain below the regional medians, and as many as 115 households earn 
$60,000 or less per year. Despite relatively low monthly shelter costs for both owners and 
renters, 14.8% of owner households and 14.3% of renter households are spending 30% or more 
of their pre-tax income on shelter costs. It’s also worth noting that at least according to Statistics 
Canada numbers, the average shelter cost for renters ($803) is above the average shelter cost 
for owners ($674). 
 
Anzac has little in the way of affordability concerns, with 6% of households spending 30% or 
more of their income on shelter costs. Saprae Creek appears to have more affordability 
concerns, in that approximately 16% of owner households were spending 30% or more of 
household income on shelter costs. However, 77% of Saprae Creek owner households had 
mortgages. With the high incomes in Saprae Creek, it’s likely that the affordability issues do not 
generally reflect genuine housing need, although this situation may have changed given the 
changing economic context. The situation in Gregoire Lake Estates is expected to be similar to 
that of Saprae Creek or Anzac, although unfortunately data is unavailable.  
 
Affordability challenges were, in 2016, the most common challenge experienced in Fort 
McMurray, with 9% of owners and 19% of renters spending an unaffordable amount (30% or 
more) on shelter costs. However, there proportions compare favourably with the provincial rates 
of unaffordability, at 15% and 36% for owners and renters respectively. 
 
 
SUMMARY 
 
Fort McMurray 
In the face of Fort McMurray’s overall affluence, there remains a subset of the population that 
struggle to find housing. According to the most recent homeless count (in 2018) there were 200 
individuals who were identified as homeless. Front-line workers indicate that the 2018 figure is 
an undercount of those experiencing or at risk of homelessness. Despite rental subsidy 
programs and high vacancy rates, market rents remain too high for most Housing First 
programs to access effectively.  
 
Additionally, despite a low overall proportion of seniors, stakeholders indicated a need for 
further options for seniors. Stakeholders noted that seniors are likely to leave the community as 
they get older, and that additional supports and services for aging in place are required in order 
to support seniors as they age and ensure they don’t leave the community. As the major 
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population centre, a relatively high proportion of the RMWB households in need may be in Fort 
McMurray, despite relatively low rates of affordability, and adequacy issues (when compared to 
the province). 
 
Fort Chipewyan 
With approximately 930 residents, Fort Chipewyan is a community with median incomes 
generally similar to those found in Alberta generally, but substantially below those found in the 
RMWB overall. Fort Chipewyan is also a predominantly Indigenous community, with 75% of 
residents identifying as First Nation, and 14% identifying as Métis. Fort Chipewyan’s housing 
stock is relatively old, with only 10% built since 2001. Likely in part due to the age of the stock, 
24% of Fort Chipewyan dwellings are in need of major repairs.  
 
Despite this, there remain a substantial number of empty housing units due in part to traditional 
ownership models whereby a unit cannot be rented out if the owners need to leave the 
community for a period of time. Crowding was also identified as an issue in the community by 
engagement participants. Fort Chipewyan requires support for 30 households paying more than 
30% of their income towards housing and has 70 units that require significant repair or 
renovation. 
 
Fort McKay 
Community-based information is the primary source for assessing the state of housing need in 
Fort McKay, in large part due to its size. In 2018, the population in Fort McKay was 60; 
however, it was suggested that this number can fluctuate by approximately 10 individuals in 
either direction over time. Most or all of Fort McKay’s residents identify as Indigenous. 
Household tenure is unique in Fort McKay, whereby the FMMCA owns the majority of 
households in the community and manages rental costs and waiting lists. Approximately 50% of 
dwellings are single detached, with another 20% townhouses / fourplexes, and 25% 
manufactured homes. All units are currently occupied, with a waiting list of 11 applicants (plus 
their families/dependents). There are also 11 individuals experiencing chronic homelessness in 
the community. There are a further estimated 14 individuals who are in need of housing but 
have not submitted an application. Fort McKay needs a minimum of 22 new units to address 
households on the housing waitlist and individuals experiencing chronic homelessness. 
 
Conklin 
Now at 272 people, Conklin shrunk by 28% between 2015 and 2018, although engagement 
participants indicate that the shadow population in Conklin may be substantially under-counted. 
Median household incomes in Conklin are substantially below those of Albertan and RMWB 
households and Conklin has high unemployment rates. According to engagement participants, 
the economic downturn has led to people returning to the community.  
 
However, these individuals lack stable employment and can contribute to the overcrowding and 
strain services. Conklin’s residents are predominantly Indigenous (Métis are 69% and 
Indigenous are 84% of the population) A substantial number of residents in Conklin are living at 
risk of homelessness or in unacceptable conditions including with health hazards. A substantial 
proportion of housing stock has severe maintenance issues and overcrowding is a major 
concern, exacerbated by the 2016 wildfires.  
 
A 2006 report identified the need for 46 additional units of housing in the community, a number 
that remains consistent with current housing needs according to stakeholder engagement, and 
the community is currently planning for 36 units of additional housing, primarily for singles and 
lone-parent families. 



18 
 

HMB Name   2023-2025 Business Plan 

Classification: Protected A 

Anzac 
Anzac is a relatively prosperous community, with very high median incomes. Generally the very 
large majority of households in Anzac appear to be able to access adequate, suitable, and 
affordable housing. There is a moderate need for more seniors’ resources and a small number 
of social housing units. 
 
Janvier 
Janvier has a very low median income, well under half the regional median, and appears to 
have a high unemployment rate. Janvier also sees adequacy, suitability, and affordability 
issues, with a high proportion of households requiring major repairs, little or no new 
construction, and prohibitively high connection costs for utilities. Poor housing conditions include 
health-impacting issues like mold.  
 
The community is suffering from addiction and mental health issues that are likely exacerbated 
by a lack of housing or poor housing conditions. There are also concerns about the inadequacy 
of the current housing (or activity restrictions) in meeting cultural/traditional needs. 
 
Gregoire Lake Estates and Saprae Creek 
With slight population declines in both communities, Saprae Creek and Gregoire Lake Estates 
remain quite affluent communities, even by regional standards. As such there appears to be 
little need for non-market housing options in these communities. 
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GOALS, STRATEGIC PRIORITY INITIATIVES, 
EXPECTED OUTCOMES AND PERFORMANCE 
MEASURES 
 
This section is used to indicate how the business plan aligns with the goals and outcomes of the 
Ministry of Seniors and Housing Business Plan 2022-2025. The outcomes of the Ministry 
Business Plan are as follows: 

 
Outcome 1: Seniors have access to programs, services, and supports that help them live safely 
and independently in their chosen communities. 
 
Outcome 2: Albertans have access to appropriate housing and integrated housing supports.  
 
This section should include the goals, strategic priority initiatives, expected outcomes, and 
associated performance measures along with related benchmarks over the three-year period as 
they relate to the following operational areas: 

• Clients; 
• Facilities; 
• Financial goals/objectives and; 
• Other priorities determined by the Board. 

 
Performance measures should be SMART (specific, measurable, attainable, realistic, and 
timely).  A small number of focused goals and performance measures are sufficient. For 
example, suggested following performance measures around the four goals: 

• Clients: Percentage of clients (tenants) satisfied with their accommodation and 
services provided. 

• Facilities: The number of facilities based on FCI rated Category 1 or 2. 
• Financial: Average monthly occupancy rate. 
• Other priorities determined by the Board. 

 
The following table outlines the primary capital objectives for Wood Buffalo in 2021-2022. These 
align with the Ministry’s state outcomes in the following ways: 
 

• Goal 1: outlines initiatives that will address (a) lack of affordable housing in three rural 
hamlets (Fort Chipewyan, Fort McKay and Conklin), (b) renovation and rejuvenation of 
existing housing that is currently inadequate or in need of major repairs, and (c) supports 
and services are provided by local partner agencies. 
 

• Goal 2: identifies initiatives that will support long-term planning for seniors to age in 
place in Fort McMurray. 
 

• Goal 3: introduces initiatives that will give the residents of Fort McMurray greater access 
to subsidized housing options to better suit their family needs, while also supporting local 
housing management bodies.  
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Goal 1: Develop innovative and 
culturally responsive housing 
responses in partnership with Fort 
Chipewyan, Fort McKay and 
Conklin Métis Associations. 

 
Initiatives 

 
Expected Outcomes 

 
Performance 

Measures/Indicators 

In 2017/18 Wood Buffalo Housing 
signed memoranda of understanding 
with the Métis Nation of Alberta Local 
#125 Fort Chipewyan, the Fort 
McKay Métis Community, the 
McMurray Métis Community, and the 
Conklin Resource Development 
Advisory Committee. The intention of 
these MOUs is to support addressing 
major housing concerns, 
overcrowding, state of repair, and 
affordability, in each of these 
communities.  
 
Through the 2018-19 Wood Buffalo 
Regional Housing Needs 
Assessment, housing needs and 
issues were identified in three of 
these communities that require 
immediate action.  
 
In Fort Chipewyan it was a mixture of 
needing new affordable units and 
needing existing units to be repaired.  
 
In Fort McKay the primary concern 
for the community is addressing the 
existing housing waitlist through the 
development of new Indigenous-
designed homes. 
 
In Conklin, the immediate and severe 
housing crisis means the need for at 
least 36 units of new housing 
currently being planned by the 
community, as well as supports for 
bringing existing homes into good 
repair.  
 
For the Fort McMurray Métis, which 
is located close to the urban area, 
many of the issues that community is 
facing is similar to what the rest of 
the urban area is facing. Rather than 
a shortage of housing it has more to 
do with the affordability of that 
housing. We have an oversupply of 
housing that a large population is still 
unable to afford without some sort of 
deficit-funding. 
 

Fort Chipewyan 
Initiatives 
 
Initiative 1.1: Develop a 
program to bring up to 50 
existing affordable housing 
units into a sustainable 
state of repair in Fort 
Chipewyan.  
 
Initiative 1.2: Perform a 
viability overview to identify 
the feasibility of creating a 
dedicated, Indigenous 
designed, manufactured, 
and operated housing 
program to addressing the 
unique characteristics of 
Fort Chipewyan. Look to 
the town’s venture into 
solar-based electricity 
generation as a guide to a 
sustainable mechanical 
solution. 
 
Initiative 1.3: Identify 
incentives and/or income 
supports that would bridge 
the gap between the 
affordable rents that are 
required to meet non-
market needs and the 
income necessary for 
owners to finance and 
maintain these 
investments. 
 
Fort McKay Initiatives 
 
Initiative 1.4: Develop the 
framework for Fort McKay 
Métis Association to create 
an Indigenous-designed 
response to over-crowding 
and lack of affordable 
housing. 
 
Initiative 1.5: Use this 
framework to support a 
development approach that 
addresses the backlog of at 

Fort Chipewyan 
Outcomes 
 
Outcome 1.1: Bring 
approximately two-thirds 
of inadequate housing 
into a sustainable state 
of repair in Fort 
Chipewyan. 
 
Outcome 1.2: Create 
sustainable housing and 
employment solutions in 
the community through 
the development of 
Indigenous-led housing 
design/build enterprises. 
 
Outcome 1.3: Reduce 
number of households 
experiencing housing 
affordability issues by 
providing programs that 
address the gap 
between current 
affordable rent and 
actual incomes. 
 
Fort McKay Outcomes 
 
Outcome 1.4: 
Community-led design-
build options will lead 
efforts to address 
housing issues in Fort 
McKay. 
 
Outcome 1.5: 
Households and 
individuals currently 
experiencing housing 
insecurity and 
homelessness in Fort 
McKay are safely and 
appropriately housed. 
 
Outcome 1.6: Half of 
the housing stock is 
rejuvenated. 
 

 Fort Chipewyan PMs 
 
PM 1.1: Number of units 
renovated. 
 
PM 1.2: Number of new 
units brought online 
through community-led 
housing solutions. 
 
PM 1.3: Number of part- 
and full-time employment 
opportunities created 
through Indigenous-led 
housing design/build 
enterprises. 
 
Fort McKay PMs 
 
PM 1.4: Number of 
households experiencing 
affordability issues. 
 
PM 1.5: Number of 
households experiencing 
housing insecurity and/or 
homelessness. 
 
PM 1.6: Number of new 
units developed. 
 
PM 1.7: Number of units 
repaired. 
 
Conklin PMs 
 
PM 1.8: Number of 
households experiencing 
affordability issues. 
 
PM 1.9: Number of new 
units developed. 
 
PM 1.10: Number of 
households housed. 
 
PM 1.11: Number of 
households able to 
access renovation funds. 
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In all four communities, Indigenous-
led housing responses should be the 
primary vehicle for action on housing, 
with Wood Buffalo Housing playing a 
supportive role, bringing our 
development and operational 
expertise to bear to support these 
communities addressing their 
housing needs. 
 
 
 
 
 

least 11 households on the 
Fort McKay Métis 
Association housing 
waitlist, and 11 individuals 
experiencing homelessness 
in the community. 
 
Initiative 1.6: Develop a 
repair program for up to 10 
existing units in Fort 
McKay. 
 
Initiative 1.7: Develop a 
strategy to introduce a 
variety of supports that are 
needed in a community 
(day supports, health & 
addictions, job training, 
domestic violence, child-
care – that help clients be 
more successful. 
 
Conklin Initiatives 
 
Initiative 1.8: Support the 
development of up to 36 
units of new housing, 
primarily for singles and 
single-parent families, in 
partnership with the Conklin 
Resource Development 
Advisory Committee. 
 
Initiative 1.9: Develop 
responses to address the 
significant number of 
existing units that require 
health & safety upgrades. 
 
Initiative 1.10: Examine 
the feasibility and develop 
an education and training 
program that helps 
residents identify critical 
repairs that they may able 
to perform themselves as 
an option to keep marginal 
properties viable. 
 
Initiative 1.11: Perform a 
site analysis exercise to 
determine where additional 
housing or temporary 
housing could be supported 
and serviced. 

Outcome 1.7: Overall 
wellbeing and health in 
the community is 
increased through 
access to enhanced 
services and supports. 
 
Conklin Outcomes 
 
Outcome 1.8: A 
development that 
addresses the majority 
of Conklin’s measured 
housing needs is 
constructed, ensuring 36 
households are safely, 
affordably housed.  
 
Outcome 1.9: 
Households 
experiencing 
adequacy/maintenance 
issues are able to 
access funds that 
support making their 
homes healthy and safe. 
 
Outcome 1.10: 
Community members 
are trained to repair 
homes in need of 
maintenance, meaning 
the lifespan of existing 
housing in the 
community is increased. 
 
Outcome 1.11: Sites 
are identified that may 
be appropriate for 
temporary forms of 
housing that are 
properly maintained. 
 
 
 

PM 1.12: Number of 
community members 
trained in home repair. 
 
PM 1.13: Number of sites 
identified as suitable for 
future or temporary forms 
of housing. 
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Goal 2: Develop a Fort McMurray 
Aging in Place Master Plan for 
Willow Square and Support 
Strategy 

 
Initiatives 

 
Expected Outcomes 

Performance 
Measures/Indicators 

A major concern identified during the 
engagement process of our 2019 
Housing Needs Assessment was the 
lack of housing options for seniors in 
Fort McMurray, including wrap-
around services and supports for 
seniors aging in place in Fort 
McMurray. Many seniors are forced 
to leave the community as they age if 
they require additional supports.  
 
Developing a Fort McMurray-wide 
strategy that specifically identifies a 
recommended master plan and 
engages all seniors housing, support 
and care workers will ensure that 
new, required services are brought 
online in a timely and coordinated 
way and that existing plans for 
seniors housing target the areas of 
greatest need. It also avoids 
duplication of services. 

Initiative 2.1: Develop a 
master plan for the more 
than two acres of Willow 
Square to accommodate 
future seniors housing 
needs. 
 
Initiative 2.2: Engage local 
service, housing and care 
providers serving seniors to 
develop a strategy to 
address the gap in seniors’ 
services and supports. 
 
Initiative 2.3: Implement 
the Plan by supporting the 
development of new 
services, the expansion of 
existing services, and the 
development of appropriate 
housing types identified 
through the plan as critical 
to supporting seniors aging 
in place, particularly the 
long-term plan for Phase 2 
of Willow Square. 

Outcome 2.1: The 
comprehensive master 
planning process for 
Willow Square will meet 
the future needs of 
seniors identified by the 
Housing Needs 
Assessment. 
 
Outcome 2.2: A 
coordinated response 
amongst housing, 
service and care 
providers in Fort 
McMurray exists to 
support seniors aging in 
place. 
 
Outcome 2.3: New 
services that are 
brought online are 
targeted to support 
aging in place initiatives, 
and existing services 
are reviewed to ensure 
no duplication exists. 
 
Outcome 2.4: Seniors 
have access to services 
and housing that 
supports aging in place 
in Fort McMurray. 

PM 2.1: Number of 
seniors accommodated 
through proposed new 
facility (clients). 
 
PM 2.2: Number of 
service agencies engaged 
in planning process.  
 
PM 2.3: Number of 
service agencies leading 
the development of new 
or revised services for 
seniors. 
 
PM 2.4: Number of new 
services developed and 
funded through planning 
process. 
 
PM 2.5: Number of clients 
served through new 
services. 

Goal 2: Convert the 32 community 
housing units in Southridge 
Gardens, Beacon Hill to 32 
community housing units within 
the WBH Affordable Housing 
portfolio. 

 
Initiatives 

 
Expected Outcomes 

 
Performance 

Measures/Indicators 

WBH has vacancy at a number of its 
properties throughout the region. If 
the province sold the 32 units it owns 
in Beacon Hill then they could divert 
this money to fund 32 community 
housing units within the affordable 
housing portfolio. The Province 
would make money from the sale of 
the units and could in turn use that 
money to increase the number of 
community housing units available 
within WBH’s portfolio.  

Initiative 3.1: Develop a 
plan to move the 32 
community housing units 
that the Provincial 
Government currently owns 
at Southridge Gardens, to 
other properties and 
communities within the 
RMWB. These units are 
three- and four-bedroom 
townhouses with unfinished 
basements. They have one 

Outcome 3.1: There 
has been much tension 
within the Southridge 
Gardens community 
toward the community 
housing tenants, and we 
expect that this will be a 
welcome outcome for 
our tenants and the 
other condo owners.  
 
Outcome 3.2: These 32 
units would be occupied 
immediately and would 

PM 3.1: Tenants have 
better living environment, 
greater access and 
options to schools and 
services. 
 
PM 3.2: WBH moves 
closer to achieving 
financial sustainability, 
which it has not seen 
since the economic 
decline began in 2015 
and can continue to 
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or one and half bathrooms, 
respectively. 

Initiative 3.2: By 
converting 32 affordable 
housing units to community 
housing units, the Province 
will assist WBH with their 
long-term viability. 

Initiative 3.3: The Province 
will sell the 32 units located 
in Beacon Hill, half of which 
are newly rebuilt since the 
fire. 

 

 

have an immediate 
positive impact on 
WBH’s vacancy rate, 
thereby contributing to 
the organization’s 
financial sustainability.  
 
Outcome 3.3: The total 
potential gross revenue 
from the sale of the 32 
units is $4,032,000. The 
average closing fees are 
7.5% of the sale price 
which totals $302,000 
which leaves a potential 
net revenue is 
$3,729,600. This 
revenue can be used to 
fund the community 
housing program for 
three years. 

provide vital services to 
the people of the RMWB. 
 
PM 3.3: Within 
approximately two years 
all the units are sold and 
are able to fund the 
community housing 
program for three years 
(the unit sales will have to 
be staggered as we would 
not want to be seen as 
flooding the market). 
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CAPITAL PLANNING STRATEGY 
 
The Capital Plan Submission (Appendix E) outlines estimated costs for the four following 
priorities:  

• Priority 1 (a):  Fort McKay Housing Rejuvenation and Development Program 
• Priority 1 (b):  Fort Chipewyan Housing Rejuvenation and Development Program 
• Priority 1 (c):  Conklin Housing Rejuvenation and Development Program 
• Priority 2:  Fort McMurray Master Plan for Willow Square Phase 2 

 
It should be noted that all capital costing estimates for construction and development are high-
level estimates only, based on a scan of comparable projects and accounting for increased 
construction costs in rural and remote communities. Due to inflation all of these costs can 
potentially increase up to 30%. Similarly, the proposed unit mix is only a high-level estimate 
based on the needs assessment. In Year 1 a more robust capital and operational framework 
would be developed through the feasibility study and planning work that would determine: 

• Capital funding sources 
• Financing sources and amounts 
• Operating subsidies where required 
• Final unit mix and rent levels 

 
WBH’s capital planning strategy focuses primarily on Year 1 (2021) initiatives, which involve all 
pre-development studies, and engagement with all levels of government to determine feasibility. 
Years 2 and 3 (2022-2023) focus on the delivery of units in Fort Chipewyan, Fort McKay and 
Conklin. 
 
Priority 1 (a): Fort McKay Housing Rejuvenation and Development Program 
Year 1: Planning, design, and site preparation work  
Costs for comprehensive planning and design work across 22 units of new housing and 10 units 
of rejuvenated housing would be $188,000. This would include community engagement and co-
creation, planning and subdivision, rezoning if required, site servicing strategies and design 
services. It is anticipated that municipal land contributions will be required; however, part of the 
feasibility will include site selection work and discussion with RMWB. In this phase, municipal 
contributions, and expected federal and provincial contributions, including financing, will be 
determined. 
 
Years 2 and 3: Construction and rejuvenation programs 
Delivery of 22 units of new housing and 10 units of rejuvenated housing. 
 
Below are the assumptions regarding the cost estimates. These are estimates only, and would 
be subject to change during Year 1, when comprehensive planning and feasibility work would 
be conducted. 

• Estimates for Section 4 (funding sources) are based on a capital grant estimate of 
$100,000/new and rejuvenated unit (32 units) from provincial and federal funding 
sources. These estimates would need to be tested during Year 1 through a more 
comprehensive feasibility and planning study. 
 

• “Construction services” line item is assumed to include capital costs of construction (i.e. 
‘hard costs’).  
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o Costs have been estimated on a per-square-foot basis using the 2019 Altus Cost 
Guide for “Independent / Supporting Living Residences”, taking a figure near the 
top end of the range for the Edmonton market and adding a 5% premium  

o The per-square-foot cost is assumed to be $275 per square foot  
o This same per-square-foot rate has been applied to both new construction and 

unit rehabilitation. This assumption will be refined further as the project 
progresses  

o Initial buildable area estimates have been made using a blended average unit 
size of 700 square feet  

o Total construction / rehabilitation hard costs are estimated at $6,160,000[1] 
o To the above we add a $16,000 per unit servicing connection cost 

 
• Project support services are estimated at $1,500/unit of housing to be rejuvenated 

 
• Administration (human resources) expense  

o $25/hour at 10 hours per week, increased at 2% per year  
 

• Property management services  
o $25/hour at 15 hours per week – no annual increase 

  
• People-centred support services  

o Applied to 11 units of Supportive 4 Housing 
o Assume 1 FTE at $25 per hour ($48,000 per year), with 1.5% per year increase 

  
• Maintenance 

o Assumed to exclude maintenance-related labour and benefits as these are 
included in the property management services line item  

o Cost is assumed to include: 
 Grounds maintenance 
 Snow removal / salting  
 Interior building maintenance  
 Service contracts (pest control, HVAC) 
 Exterior building maintenance (starting in year 3) 

 
• Debt servicing  

o This is an unknown cost at this time; however, our initial estimate of grants and 
financing would mean approximately $3,675,000 in financing from CMHC 

o The cost to service debt will be dependent on the amount borrowed, the lender, 
and the terms of the loan.  
 The amount that can be borrowed will be dependent on the projected net 

operating income and the debt-service-coverage ratio of the lending 
institution 

o As part of the first phase of work we will develop a preliminary construction and 
operating pro forma which will provide insight on the total cost of debt servicing 
during both construction and operating phases.  
 

 
[1] 32 units x 700 sq.ft. average per unit (22,400 total square feet) x $275 per square foot  
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• Insurance  
o Assumed to be $250 per unit per year, with 5% increase per year 

 
• Property taxes  

o We assume there will be an offsetting grant available from the Municipality of 
Wood Buffalo; however, this would be confirmed in Year 1 through a feasibility 
exercise 
 

• Replacement Reserve  
o Set at $50 per unit per month  

 
• Utilities  

o Electricity costs assumed to average $100 per month per unit, with 2% increase 
per year  

o Gas costs assumed to average $85 per month per unit, with 4% increase per 
year  

o Water and sewer costs set as follows: 
 Water rate of $14.69 per month per unit  
 Sewer rate of $7.17 per month per unit  

o Solid waste disposal rate (garbage and recycling) of $8.61 per month per unit  
o No cost increases uses for water, sewer and solid waste rates  

 
• Meal provision  

o Assumes one meal per day at $10 per meal, for 11 units  

 
Priority 1 (b): Fort Chipewyan Housing Rejuvenation and Development Program 
Year 1: Planning, design, and site preparation work 
Costs for comprehensive planning and design work across 30 units of new housing and 70 units 
of repair would be $500,000. This would include community engagement and co-creation, 
planning and subdivision, site servicing strategies and design services. It is anticipated that 
municipal land contributions will be required; however, part of the feasibility will include site 
selection work and discussion with RMWB. In this phase, municipal contributions, and expected 
federal and provincial contributions, including financing, will be determined. 
 
Years 2 and 3: Construction and rejuvenation programs  
Delivery of 30 units of new housing and 70 units of rejuvenated housing. 
 
Below are the assumptions regarding the cost estimates. These are estimates only, and would 
be subject to change during Year 1, when comprehensive planning and feasibility work would 
be conducted. 

• Estimates for Section 4 (funding sources) are based on a capital grant estimate of 
$100,000/new and rejuvenated unit (100 units) from provincial and federal funding 
sources. These estimates would need to be tested during Year 1 through a more 
comprehensive feasibility and planning study. 
 

• Estimates for Section 4 (funding sources) are based on a capital grant estimate of 
$100,000/new and rejuvenated unit (32 units) from provincial and federal funding 
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sources. These estimates would need to be tested during Year 1 through a more 
comprehensive feasibility and planning study. 
 

• “Construction services” line item is assumed to include capital costs of construction (i.e. 
‘hard costs’).  

o Costs have been estimated on a per-square-foot basis using the 2019 Altus Cost 
Guide for “Independent / Supporting Living Residences”, taking a figure near the 
top end of the range for the Edmonton market and adding a 5% premium  

o The per-square-foot cost is assumed to be $275 per square foot  
o This same per-square-foot rate has been applied to both new construction and 

unit rehabilitation. This assumption will be refined further as the project 
progresses  

o Initial buildable area estimates have been made using a blended average unit 
size of 700 square feet  

o Total construction / rehabilitation hard costs are estimated at $19,250,0001 
o To the above we add a $16,000 per unit servicing connection cost 

 
• Project support services are estimated at $1,500/unit of housing to be rejuvenated 

 
• Administration (human resources) expense  

o $25/hour at 10 hours per week, increased at 2% per year  
 

• Property management services  
o $25/hour at 15 hours per week – no annual increase  

 
• Maintenance 

o Assumed to exclude maintenance-related labour and benefits as these are 
included in the property management services line item  

o Cost is assumed to include: 
 Grounds maintenance 
 Snow removal / salting  
 Interior building maintenance  
 Service contracts (pest control, HVAC) 
 Exterior building maintenance (starting in year 3) 

 
• Debt servicing  

o This is an unknown cost at this time; however, we our initial estimate of grants 
and financing would mean approximately $9,855,000 in financing from CMHC 

o The cost to service debt will be dependent on the amount borrowed, the lender, 
and the terms of the loan.  
 The amount that can be borrowed will be dependent on the projected net 

operating income and the debt-service-coverage ratio of the lending 
institution 

o As part of the first phase of work we will develop a preliminary construction and 
operating pro forma which will provide insight on the total cost of debt servicing 
during both construction and operating phases.  

 
1 100 units x 700 sq.ft. average per unit (70,000 total square feet) x $275 per square foot 
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• Insurance  
o Assumed to be $250 per unit per year, with 5% increase per year 

 
• Property taxes  

o We assume there will be an offsetting grant available from the Municipality of 
Wood Buffalo; however, this would be confirmed in Year 1 through a feasibility 
exercise 
 

• Replacement Reserve  
o Set at $50 per unit per month  

 
• Utilities  

o Electricity costs assumed to average $100 per month per unit, with 2% increase 
per year  

o Gas costs assumed to average $85 per month per unit, with 4% increase per 
year  

o Water and sewer costs set as follows: 
 Water rate of $14.69 per month per unit  
 Sewer rate of $7.17 per month per unit  

o Solid waste disposal rate (garbage and recycling) of $8.61 per month per unit  
o No cost increases use for water, sewer and solid waste rates  

 
Priority 1 (c): Conklin Housing Rejuvenation and Development Program 
Year 1: Planning, design, and site preparation work 
Costs for comprehensive planning and design work across 36 units of new housing and 25 units 
of repair would be $364,000. This would include community engagement and co-creation, 
planning and subdivision, site servicing strategies and design services. It is anticipated that 
municipal land contributions will be required; however, part of the feasibility will include site 
selection work and discussion with RMWB. In this phase, municipal contributions, and expected 
federal and provincial contributions, including financing, will be determined. 
 
Years 2 and 3: Construction and rejuvenation programs  
Delivery of 36 units of new housing and 21 units of rejuvenated housing. 
 

• Estimates for Section 4 (funding sources) are based on a capital grant estimate of 
$100,000/new and rejuvenated unit (61 units) from provincial and federal funding 
sources. These estimates would need to be tested during Year 1 through a more 
comprehensive feasibility and planning study. 
 

•  “Construction services” line item is assumed to include capital costs of construction (i.e. 
‘hard costs’).  

o Costs have been estimated on a per-square-foot basis using the 2019 Altus Cost 
Guide for “Independent / Supporting Living Residences”, taking a figure near the 
top end of the range for the Edmonton market and adding a 5% premium  

o The per-square-foot cost is assumed to be $275 per square foot  
o This same per-square-foot rate has been applied to both new construction and 

unit rehabilitation. This assumption will be refined further as the project 
progresses  



29 
 

HMB Name   2023-2025 Business Plan 

Classification: Protected A 

o Initial buildable area estimates have been made using a blended average unit 
size of 700 square feet  

o Total construction / rehabilitation hard costs are estimated at $11,742,5002 
o To the above we add a $16,000 per unit servicing connection cost 

 
• Project support services are estimated at $1,500/unit of housing to be rejuvenated 

 
• Administration (human resources) expense  

o $25/hour at 10 hours per week, increased at 2% per year  
 

• Property management services  
o $25/hour at 15 hours per week – no annual increase  

 
• Maintenance 

o Assumed to exclude maintenance-related labour and benefits as these are 
included in the property management services line item  

o Cost is assumed to include: 
 Grounds maintenance 
 Snow removal / salting  
 Interior building maintenance  
 Service contracts (pest control, HVAC) 
 Exterior building maintenance (starting in year 3) 

 
• Debt servicing  

o This is an unknown cost at this time; however, we our initial estimate of grants 
and financing would mean approximately $6,042,000 in financing from CMHC 

o The cost to service debt will be dependent on the amount borrowed, the lender, 
and the terms of the loan.  
 The amount that can be borrowed will be dependent on the projected net 

operating income and the debt-service-coverage ratio of the lending 
institution 

o As part of the first phase of work we will develop a preliminary construction and 
operating pro forma which will provide insight on the total cost of debt servicing 
during both construction and operating phases.  
 

• Insurance  
o Assumed to be $250 per unit per year, with 5% increase per year 

 
• Property taxes  

o We assume there will be an offsetting grant available from the Municipality of 
Wood Buffalo; however, this would be confirmed in Year 1 through a feasibility 
exercise 
 

• Replacement Reserve  
o Set at $50 per unit per month  

 

 
2 61 units x 700 sq.ft. average per unit (70,000 total square feet) x $275 per square foot 
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• Utilities  
o Electricity costs assumed to average $100 per month per unit, with 2% increase 

per year  
o Gas costs assumed to average $85 per month per unit, with 4% increase per 

year  
o Water and sewer costs set as follows: 

 Water rate of $14.69 per month per unit  
 Sewer rate of $7.17 per month per unit  

o Solid waste disposal rate (garbage and recycling) of $8.61 per month per unit  
o No cost increases use for water, sewer and solid waste rates  

 
Priority 2: Fort McMurray Master Plan for Willow Square Phase 2 
Development of a master planning process for Willow Square Phase 2, including strategies for 
integration of community wrap arounds and services. This will include planning, community 
engagement, site prep, site servicing studies, design services. Development pro formas and 
associated pre-development planning work involved in a master planning initiative. 

Community engagement, planning, design and engineering services: $180,000. 

 
  



31 
 

HMB Name   2023-2025 Business Plan 

Classification: Protected A 

APPENDICES 
 
APPENDIX A - HMB CORPORATE PROFILE 
 
APPENDIX B - PROPERTY PROFILE 
 
APPENDIX C - FINANCIAL BUDGET AND FORECASTS 
 
APPENDIX D - CAPITAL MAINTENANCE AND RENEWAL 
 
APPENDIX E - CAPITAL PRIORITIES 
 
APPENDIX F - ASSET MANAGEMENT 
 
APPENDIX G - CAPITAL ASSET QUESTIONNAIRE 


	executive summary
	Adequacy (State of Repair)
	Suitability (Crowding)
	Affordability
	SUMMARY
	Fort McMurray
	In the face of Fort McMurray’s overall affluence, there remains a subset of the population that struggle to find housing. According to the most recent homeless count (in 2018) there were 200 individuals who were identified as homeless. Front-line work...
	Anzac
	Anzac is a relatively prosperous community, with very high median incomes. Generally the very large majority of households in Anzac appear to be able to access adequate, suitable, and affordable housing. There is a moderate need for more seniors’ reso...
	Janvier
	Janvier has a very low median income, well under half the regional median, and appears to have a high unemployment rate. Janvier also sees adequacy, suitability, and affordability issues, with a high proportion of households requiring major repairs, l...
	The community is suffering from addiction and mental health issues that are likely exacerbated by a lack of housing or poor housing conditions. There are also concerns about the inadequacy of the current housing (or activity restrictions) in meeting c...
	Gregoire Lake Estates and Saprae Creek
	With slight population declines in both communities, Saprae Creek and Gregoire Lake Estates remain quite affluent communities, even by regional standards. As such there appears to be little need for non-market housing options in these communities.


	GOALS, strategic PRIORITY INITIATIVES, expected outcomes AND PERFORMANCE MEASURES
	CAPITAL PLANNING STRATEGY
	Priority 1 (a): Fort McKay Housing Rejuvenation and Development Program
	Priority 1 (b): Fort Chipewyan Housing Rejuvenation and Development Program
	Priority 1 (c): Conklin Housing Rejuvenation and Development Program
	Priority 2: Fort McMurray Master Plan for Willow Square Phase 2

	Appendices
	Appendix a - hmb corporate profile
	Appendix b - property profile
	appendix c - financial budget and forecasts
	appendix D - capital maintenance And renewal
	APPENDIX E - cAPITAL PRIORITIES
	appendix F - ASSET MANAGEMENT
	appendix g - CAPITAL ASSET QUESTIONNAIRE


