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EXECUTIVE SUMMARY

prepared by mcnair business development inc.
In partnership with Associated Engineering

Over the next 10 years, the Prairie Innovation
Enterprise Region (PIER) is positioned to benefit
from billions of dollars in private investment. Private
investment will include resource development,
manufacturing growth, new business start-ups and
new residential and commercial development. New
public spending will be focused on infrastructure,
expanded health services, education and social
programming.

Municipalities are facing a number of challenges in
addressing the pressing demand for more housing
and rental units at all income levels. Smaller
communities are particularly challenged. These
challenges can include:

The PIER business plan identified housing as an
important regional barrier to development in
2009. Today, many employers in the region say the
shortage of affordable housing and rental units is
already hindering their recruitment and retention of
a skilled workforce. Many consulted in the region
said quality houses do not last long on the market.
New immigrants and entry level workers are being
attracted to the region to support the labour needs
in manufacturing, agriculture and consumer goods
sectors. These employees are often production line
workers and service industry employees earning
$25,000 to $40,000 annually; they find it especially
difficult to find affordable rental accommodations. All
of these housing issues will exacerbate when the new
potash mine comes into production in 2014 or 2015.

•

In addition, the cost of new construction is escalating
as the demand for skilled trades and land prices
continue to increase. Single detached homes that
were previously built for $150,000 - $200,000 are
now costing well over $250,000. A reduced housing
supply in the region and escalating demand is
increasing, what was previously, affordable and entrylevel housing into higher price brackets.
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•
•

•
•
•

Limited fiscal and human resource capacity to
support housing projects
Limited planning capacity and expertise
(community planning, zoning, bylaws, etc.)
Insufficient infrastructure (roads, water
treatment, sewer capacity, etc.)
Land development
Inexperience working with developers
Need to improve community amenities (shopping,
medical, educational, recreational facilities, etc.)

By 2022, this study forecasts that primary industry
will create 1,450 new regional jobs, largely in mining,
manufacturing, agricultural and food processing.
These new jobs and the resulting economic growth
will also generate another 725 jobs through indirect
and induced employment impacts. The population
of the region will expand by 6,000 to 7,000 people by
2022.
Seventy five percent of new industry direct hires will
be well paid mining jobs. However, fifty two percent
of all the jobs will produce household incomes of
less than $67,000 and twenty five percent of these
households will have combined income of less than
$37,000.
This employment growth will bring economic, social
and cultural benefits to the region, but there will also
be an inflationary impact on wages, housing costs and
goods and services prices.
3
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Regional planning and action on housing and
commercial development will be needed to help
mitigate these impacts. Several employers are
activity engaged in increasing the housing supply, but
are concerned that these efforts are taking human
and financial resources away from their growing
businesses. They would like a regional entity to take
up the challenge and implement a solution.
Humboldt, Wynyard and Lanigan will experience the
most growth in the region, but other communities will
also have population gains and will need to respond
to the demand for housing.
Many municipalities are engaged in an update of
their official community plan and zoning bylaws.
Infrastructure planning is occurring in some of the
municipalities in recognition of the need to plan and
prepare for growth. However, smaller municipalities
do not have the expertise or experience needed
to successfully address the coming housing and
infrastructure demands being brought on by rapid
growth. And, all municipalities say they cannot afford
to finance the new growth driven infrastructure
investments that are required.
Each of the following housing priorities requires
their own innovative plan and solutions. However,
success in one segment of the housing continuum will
pay dividends in the others by increasing the overall
housing supply.
Market Housing - There will be strong demand for
market housing, which is estimated to be 750 to
800 houses by 2022. Market housing is the easiest
for municipalities, developers and contractors to
prepare and capitalize on by increasing the supply
of serviced land. This will require the development
and implementation of community and infrastructure
plans.
Entry-Level Housing - Affordable entry-level housing
must also be a priority for the region. There is already
a shortage of housing and rental units for employees
with modest incomes. Estimated demand by first
time home buyers in the $240,000 and up price range
will be at least 550 units over the next 10 years.
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Affordable Rental Units - Employers report they
need more family rental units in the $500 to $800
monthly rental range to attract skilled workers and
their families. Newcomers and immigrants are
having difficulty finding affordable and suitable
accommodations. Some employers are building
duplexes for rent or setting up portable housing units,
but there needs to be a more focused effort by all the
stakeholders in the region to address the problem.
Part of the solution can be the development of
smaller lots and promotion of higher density
housing. However, it will also require innovative
financing approaches and developer incentives
from communities and government. Estimated new
demand will be in the neighbourhood of 600 units by
2022.
Senior Housing - This study was unable to quantify
the need for seniors housing, but community
officials emphasized the need is expanding. Targeted
seniors housing that has recently been developed
in the region, such as the Caleb Village senior
housing project in Humboldt, are quickly filled. The
provision of this form of housing allows individuals
to move through the housing continuum and frees
up existing housing stock for others. With an aging
population the region needs to develop a long term
plan to support the transition of seniors from their
own homes to retirement housing, assisted living
accommodations and special care homes.
Student Housing - Given the magnitude of the
other housing needs in the region, student housing
should be a lesser priority for the region in the short
to medium term. St. Peter’s College has added
additional space on campus and will need to plan for
further growth as enrollment increases. Both Carlton
Trail and St. Peter’s College students face difficulties
in finding affordable rental units. However, these
students will benefit indirectly as the overall housing
stock increases in the region, especially in affordable
rental units.
In summary, the following table estimates the supply
of housing and/or rental units that will be required
for various stages of the PIER housing continuum is
approximately 2,200 (rounded up from 2,175 new
jobs to be created in the region by 2022).
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Estimated PIER Housing Continuum Requirements to 2022
Social Housing

Affordable Housing and
Rental Units

Entry Level Housing

Market Housing

Household Income
Range

≤$25,000 - $37,000

$38,000- $59,000

$60,000- $80,000

$80,000+

Realistic Affordable
Housing Price

$47,000 - $77,000

$100,000 - $210,000

$225,000 - $280,000

$300,000 - $600,000

Affordable Mortgage/
Rent

$300 - $650

$800 - $1,300

$1,400 - $1,800

$2,000+

Estimated Housing/
Rental Supply Required

250 Units

600 Units

550 units

800 units

Subsidies or Assistance
for Rental Housing

Incentives for
Construction

Shortage of Entry Level
Properties for First Time
Buyers

Developers &
Municipalities Need to
Increase Supply

Key Challenges

The affordable housing and entry level housing
categories will provide the largest challenge as
innovative approaches to development and financing
will be required. It is assumed that the Federal and
Provincial Governments will take responsibility for the
social housing needs.
There is recognition for the need and value of a
collaborative regional approach to housing but
up until now this has not been done. There is an
opportunity for regional stakeholders to take a more
collaborative approach to housing in the future to
ensure the best solutions are found. Employers have
identified housing as a regional issue and many would
support any initiatives within a reasonable commuting
distance that allow them to hire and retain a skilled
workforce. Some employers are willing to contribute
directly to regional housing solutions.
As recommended by Tom Carter in the Assessing
Housing and Investment Needs in Saskatchewan
Communities report to the Provincial Government, a
regional approach led by a locally-based organization
is required to address our rapidly growing housing
demand over the next decade. Municipalities and
businesses in the region do not have the required
expertise, experience, time or resources to plan and
lead housing projects.

Market forces alone cannot address the housing
needs of the region where housing demand is
dispersed over a wide area. This situation requires
local leadership, regional collaboration, careful
planning and dedicated resources. It is recommended
that PIER join with regional stakeholders to examine
the need for and benefits associated with creating
a regional housing entity. This entity could work
with developers, industry, financial institutions,
municipalities and governments to develop innovative
solutions aimed at increasing the supply of affordable
and entry level housing.
It is also recommended that PIER help bring
municipalities and others together to develop a
regional infrastructure and investment assessment
and financing strategy. Provincial and Federal
Governments need to be engaged early in this growth
driven initiative and could be requested to provide
funding for it.
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INTRODUCTION

1.2 Methodology

Objectives

In order to obtain both qualitative and quantitative data necessary to meet the objectives of this Assessment primary and
secondary data was collected through statistical data, surveys, in
person interviews with key stakeholders and previous studies.

The objectives of this housing needs and demand assessment
are:

Online Surveys
Two online surveys were developed and administered:

•
•

•

•

1.1 Purpose
Employers in the Prairie Innovation Enterprise Region
(PIER) are reporting issues with recruiting certain
types of skilled workers. PIER has recognized that
successfully addressing a regional housing shortage
is going to be a key component in attracting the
experienced workers needed by local industry.
Accordingly, PIER launched its Innovative Investment
Ready Partnership Project (IRPP) to ensure that the
region has the housing and infrastructure capacity
necessary to allow communities to address the
economic and social challenges.
Phase I of the IRRP involved the development of a MarketAffordable Housing Tool Kit for use by regional businesses to
attract and retain employees. Phase II of the IRRP includes:
1.

Apply the Industry Housing Tool Kit Model to industry
throughout the PIER region in order to develop a housing
8

2.

3.
4.
5.

needs/demand of industry employees that will feed into a
regional needs/demand assessment;
Undertake a housing needs/demand assessment for
all other segments of the housing continuum (seniors,
students, income assisted) to complete the regional needs/
demand assessment;
Use the regional housing needs/demand to develop a
“Ready to Go” analysis and map that identifies housing
projects ready to move to the development stage;
Organize and facilitate sessions with industry, developers
and stakeholders to identify best practices in planning,
building and financing affordable housing; and,
Establish a Housing Mechanism business plan (service
offering, governance, financial plan, implementation, etc.)
that will address the gaps identified in the need and demand
assessment once implemented. PIER has committed
to Enterprise Saskatchewan, Rural Secretariat and
Saskatchewan Housing Corporation to make the Mechanism
business plan model available to other Enterprise Regions.

McNair Business Development Inc. in partnership with
Associated Engineering have been contracted to complete Phase
II activities for PIER, including this Regional Needs and Demand
Assessment.

To provide an understanding of the current housing
needs, opportunities and challenges in the region
To qualify and quantify housing needs within the region
To support applications made by communities and
developers to Federal and Provincial funding programs
To provide a foundation for future housing business
plans within the region

Industry Survey

Community Survey

Focused on gathering data related to:
• Current and future employment numbers,
incomes, trends and preferences
• Past, present and future involvement in housing projects

Focused on gathering data related to:
• Population and demographic trends
• Existing housing stock
• Drivers impacting demand in the community
• Impacts growth/decline have had on the community

20 of 50 Survey Responses = 38%, plus information provided by BHP Billiton

38 of 71 Survey Responses Completed = 53%

Quality of Responses was Good

Quality of Responses was Medium to Poor

Live from January 5 – 31

Live from January 5 - 31

Industry survey participants took the time to fill out the surveys with sufficient detail needed to form the basis of this Assessment.
Community survey responses were not as thorough as hoped and therefore the data used to analyze the communities is somewhat
limited.
Stakeholder Consultations
The consulting team facilitated 10 in person consultations and 7 telephone consultations to gather specific data that helped form
the context of this Assessment and the importance of housing to each group. These consultations and other research identified the
housing issues and challenges facing PIER in this time of economic expansion and population growth.
In Person Consultations

Phone Consultations

Town of LeRoy

Schulte Industries

BHP Billiton

Town of Englefeld

Failure Prevention Services

Caleb Housing Group Humboldt

Town of Watson

Bourgault Industries

Humboldt Housing Authority

Town of St.Brieux

Drake Meats

Sage Hills Community Futures

City of Humboldt –Staff

City of Humboldt – Councilor St. Peters College
Humboldt Newcomer Centre
Watrous/ Manitou Beach Tourism
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Housing Expert Consultations
There are a number of organizations who are actively working in the housing field and have experience and knowledge that can
support housing initiatives undertaken in the PIER region. Four housing experts were called upon to provide input into the Needs
and Demand Assessment and to provide feedback on the proposed Mechanism business plan.

2.0

HOUSING CHALLENGES

Telephone Discussions
Keith Hanson - Sun Ridge Group
Rhonda Young - HeadStart on a Home
Tyler Mathies - Innovative Residential
Shaun Dick - Saskatoon Housing Initiatives Partnership
All of the data collected through the online surveys and interviews is presented as a collective rather than singling out industries or
communities based on specific answers.
As regional stakeholders have the opportunity to review this Assessment, it is recommended that communities and industries
that chose not to participate will see the value in having accurate and comprehensive information available and choose to submit
information to PIER for incorporation at a later date.

PIER encompasses 22,200 square kilometres, 26 rural
municipalities, five First Nations, and over 34,000
residents from Wakaw to Liberty, Viscount to Wadena,
and communities in between.
Mining, manufacturing, and food processing are driving
economic growth in the region. BHP Billiton’s Jansen mine
project will potentially be locating in the heart of PIER and
will bring a reported $10 billion of investment into the region.
Additional investments are occurring in the so-called “Iron
Triangle” of manufacturing firms, where Bourgault Industries,
Schulte Industries, Doepker Industries, Koender’s and others are
experiencing steady growth and expansion. Agriculture Canada
is predicting positive farm incomes for the years to come, and
food processors like Drake Meats and Lilydale are busy producing
goods and filling contracts to serve the region and the Province.
Other new businesses spurred on by regional growth will mean
even more private investment for the region. By example, if
more than 2,000 new housing units are built to accommodate
the anticipated population growth this could generate $500
million in residential construction alone.
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What does this all mean for PIER and
its residents?
The region is becoming a hub of economic expansion and
this will mean population growth in both large and small
communities. However, the existing infrastructure and housing
stock in many communities remain inadequate to meet the
challenge that comes from more people and economic and social
activity.

2.1 Housing Continuum

The housing and rental needs in PIER range across the housing
continuum. The following housing continuum, adopted from
Canada Mortgage and Housing Corporation, describes the type
of housing needs of households based on income levels. The
communities in PIER need to ensure an adequate supply at all
levels of the housing continuum so economic growth does not
adversely affect those with low and moderate incomes.
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2.2 Rising Housing Prices
Developers in PIER are already participating at the top end of the
housing continuum. But a low housing supply in the region and
escalating demand is moving, what was previously, affordable
and entry level housing into an escalating higher price bracket.
Many consulted in the region said quality houses do not last long
on the market. Some poor quality homes were being marketed
based on speculation and are being sold for prices that many feel
exceed the true value.
Meanwhile, many immigrants and entry level workers are
being attracted to the region to support the labour needs in
manufacturing, agriculture and consumer goods sectors. Many
of these employees are production line workers, retail service
staff and support staff earning lower wages (i.e. $25,000 to
$50,000 annually). Available housing and rental accommodation
in the region is rapidly becoming unaffordable for these vital
employees.

Ensuring appropriate and suitable housing is available in the
region at all levels of the housing continuum will require a large
increase in the supply of housing and rental units for all types
of demand. Increased supply will help mitigate price inflation
and increase the opportunity for all income levels to live in
comfortable and safe accommodations. The components of the
housing continuum are:
Social Housing - Social or assisted housing covers a wide
variety of types and needs and is targeted at those who simply
cannot afford traditional housing. This can include shelters
for the homeless, crisis and intervention housing for troubled
and addicted people, facilities for individual with long term
disabilities. This also includes subsidized housing provided by
the governments or not-for-profits for low income households or
those on social assistance.
Affordable Housing - This means homeownership and rental
housing for low to moderate income households that do not cost
more than 30% of gross household income. Affordable housing
can include supported/subsidized rental or ownership properties
that are built and managed by private corporations, community
groups, not-for-profit agencies or government. Government
programming is required to enable these types of new housing
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developments to be provided at below market pricing. Typically
any government assistance has terms and conditions on the
funding, for example maintaining affordability for a five year
period after assistance was received.
Entry Level Housing - Recent entrants to the workforce and
young families that earn a moderate income are usually first
time home buyers. Entry level housing can take many forms,
including older resale homes selling for reasonable prices,
inexpensive multi-family units that provide higher density living,
and new construction located in high density neighborhoods
often supported by innovative financing programs. Typically
entry level housing is targeted at ownership; however, rental
units are also in high demand. With escalating construction
and land development costs the solution is the development
of higher density development ensuring there are reasonable
economies of scale in construction.
Market Rental - Market rental units and housing includes single
detached, semi-detached, townhouses and apartments sold on
the open market to higher income or established households
who can secure traditional mortgage financing. Most developers
and builders are focusing their efforts in this market segment
where profit margins are highest.

In addition, the cost of new construction is escalating as the
demand for skilled trades and land prices continue to increase.
Single detached homes that were previously built for $150,000
- $200,000 are now costing well over $250,000. This has led
employers and municipalities to look for alternatives that
perhaps were not as popular in the past, such as RTMs, modular
homes and higher density development. Housing price inflation,
low supply and increasing construction costs has created a
housing gap, particularly at the lower ends of the housing
continuum.

2.4 Developer Confidence
in Rural Markets
Traditional developers are comfortable building homes in larger
centres where there is consistent demand for housing; where
they understand the market; see less investment risk; and,
where they have capacity. Developers are more reluctant to
build on speculation in rural areas where they perceive a greater
risk and the construction economies of scale are less. The
proximity of PIER to Saskatoon does however provide advantages
over some rural areas and several Saskatoon developers are
actively looking at opportunities in the region. One approach
to increasing scale economies would be to package the housing
needs of a number of communities into a single project. Also,
provincial funding programs, like HeadStart on a Home, can help
reduce the investment risk for some housing projects.

2.5 Employer Developed
Housing
Employers say the lack of rental units is hindering their ability
to recruit and retain badly needed skilled workers. This has
led some municipalities and employers to become property
developers and/or managers to address employee rental housing
needs. The Town of Englefeld and Failure Prevention Systems in
Watson, for example, are developing duplexes. Other employers
have brought in mobile homes to encourage employees to stay
in the community.

2.3 Rental Market

Employers within the region are undertaking creative
approaches to address the regional challenges, including:

There is a consensus in the region regarding a serious shortage of
rental units, particularly affordable rental units. This is mainly an
issue for lower income earners, new employees and newcomers
seeking employment or education. New employees moving to
the region, regardless of income, often want or need to rent for
a period of time before purchasing a house. Employers report a
severe shortage of rental units in the $500 to $800 rental rates.

•
•

The situation is exacerbated with those that want to be first time
home buyers but cannot afford the escalating prices for entry
level homes. The Humboldt Housing Task Force observed that
in many communities there is a rising demand for entry level
housing. But many people in entry level housing are unable to
move across the continuum, as they can neither afford it, nor
find suitable housing to meet their needs. This challenge has
created a situation where first time home buyers cannot easily
access the home ownership real estate market. As a result,
they stay in rental accommodations longer, which then results
in fewer available rental accommodations and higher rents for
those who are most in need.

•
•

•
•
•

Developing a business plan for an apartment complex
Planning and gathering cost estimates for single detached
housing development
Purchasing and building single detached houses and
duplexes and taking on the role of property management
Bringing in multiple mobile homes for employees to rent
Arranging purchase of affordable homes within the
community
Lending employees down payments
Direct payroll deductions for housing loans to employees

All of these activities require resource time and financial
commitment to implement and oversee, which distracts from
core lines of business. Employers have clearly stated they do not
want to be developers or landlords. They would prefer that a
regional housing entity or others take the lead role in resolving
the critical affordable housing shortage.
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2.6 Seniors Housing

2.7 Student Housing

Community officials and organizations in the region have
stressed the need for more seniors housing for retirement,
assisted living and special care homes. There is a general
acknowledgement that seniors housing options are not keeping
up with demand. The Humboldt Housing Task Force reports
that many seniors would be happy to remain in their homes, but
can no longer prepare their own meals, maintain their yards,
get groceries or attend doctor visits without assistance. Those
who own a home and have accrued equity would like to relocate
into seniors housing if there was appropriate accommodations
available in the region. This would free up both entry level and
market housing.

St. Peter’s College operates in Muenster as an affiliate of the
University of Saskatchewan. Carlton Trail Regional College has its
head office in Humboldt and offers classes at numerous facilities
throughout the region and beyond.

Communities like St. Brieux report that there is no housing
available for seniors between subsidized housing and level 3 and
4 care beds. Caleb Group recently developed a 94 unit assisted
living facility in Humboldt which filled up in just one year by
seniors from surrounding communities that lack the amenities
and health care services they need. Low income seniors and
those on fixed incomes are at a particular disadvantage in
a quickly escalating real estate market with limited housing
options. And, several of the communities consulted said there
is local demand for 10 to 20 bed personal care homes, but
these are not large enough projects to attract developers and
operators.

3.0

COMMUNITY READINESS

As major industry developments move into the region, the
population increases and the demand for post secondary
education also increases. Both colleges in PIER are pleased with
the increasing enrollment numbers. It is critical that the colleges
are able to accommodate the demand and prepare students for
future employment in the region.
Student housing alternatives include on-site residence (St.
Peter’s only), rental units, secondary suites and continuing to live
at home with parents.
St. Peters College increased the residence from 10 beds in 2008
to 55 beds in the fall of 2011. This is adequate for now but as
enrolment grows along with the region’s population, so will the
demand for housing. The long term solutions for more student
housing is expanding the on-site residences for St. Peter’s as
enrolment grows, and increasing the number of low cost rental
units and secondary suites throughout the region.

Thirty-eight of 71 communities and rural
municipalities responded to the online survey.
Unfortunately, the information provided was in some
cases incomplete as local officials often did not have
the required information or data available to respond.
Many communities were unable to speculate on local
rental rates, average housing prices and inventory of
existing housing and rental units. Most communities
did provide reliable information on the state of
community planning documents, the availability of
lots and infrastructure capacity.
Municipalities are facing a number of challenges in addressing
the pressing demand for more housing and rental units at all
income levels. Smaller communities are particularly challenged.
These challenges can include:
•
•
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•
•
•
•

Insufficient infrastructure (roads, water treatment, sewer
capacity, etc.)
Land development
Inexperience working with developers
Need to improve community amenities (shopping, medical,
educational, recreational facilities, etc.)

Some communities have their planning documents and
processes in place to address the anticipated growth in the
region. Others are currently in the process of developing
and updating their documents such as the Mid Saskatchewan
Municipal Alliance group (MSMA). The MSMA are a group of
11 municipalities who have partnered together to develop a
District Plan and corresponding Official Community Plans and
Zoning Bylaws for each participating municipality. There is an
opportunity for MSMA group and PIER to work together to
ensure consistency of information on a regional basis.

Limited fiscal and human resource capacity to support
housing projects
Limited planning capacity and expertise (community
planning, zoning, bylaws, etc.)
15
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3.1 Infrastructure and Planning

3.2 Amenities and Services

3.4 Immigration

PIER municipalities need to ensure they have current community plans, zoning bylaws and infrastructure plans in place to
accommodate projected growth. Ideally, the following planning documents would be developed to guide municipalities and housing
developers.

As PIER’s population continues to increase and even relocate
within the region, the impact is being felt on schools, health
care, social services and local amenities (shopping, recreation,
etc.). Capital expenditures within the recent years were based
on historical demand and population numbers. As more families
and seniors move to the City the demand for social services like
education and health care have increased, putting pressure on
existing facilities. Meanwhile in other parts of the region small
community schools and hospitals are faced with funding cuts
and threats of amalgamations.
People are inclined to live where they can access social
amenities and still attain adequate affordable housing. Demand
for housing in communities with amenities and services will
continue to increase at a higher rate than communities who lack
quality amenities.

Labour shortages have forced Saskatchewan to promote itself
around the world as a great place to live and work. The Province is once again seeing an influx of immigration. Many of the
employers interviewed for this study indicated they are directly
involved in the immigrant nominee program as an important
recruitment tool for attracting skilled workers. When immigrants
arrive, the Humboldt Regional Newcomer Centre is available to
welcome them and provide support in three key areas; language
assessment, finding housing and assisting with career goals and
planning. Employers say this is an essential service for employee
retention.

3.3 Commuting

Some factors into selecting a community of residence include:

The following municipalities that answered the survey are taking action and making progress in terms of community readiness. We
know there are other communities in the region who are also undertaking activities to prepare for growth.
Summary of Community Infrastructure Readiness
2011
Statistics
Canada
Census

Water/
Wastewater
Population
Capacity*

Est. Housing
Development
Capacity (Lots)

Official
Community
Plan

Zoning
Bylaw

Annaheim

219

400

24

Drake

202

500

5

•

•

Englefeld

270

300

20

•

•

Humboldt

5,678

10,000

700

•

•

Jansen

126

300

10

•

•

Lanigan

1,390

2,200

200

•

•

Leroy

427

1,000

50

•

•

Muenster

422

375

42

•

•

Nokomis

397

750

60

•

•

St. Brieux

590

850

35

•

•

Watrous

1,857

•

•

Watson

777

1,200

50

•

•

Wynyard

1,767

2,500

100

•

•

Housing
Strategy

Infrastructure Growth Plan
Plan

Within the region the level of commuter travel is high. New
employees do not always choose, or cannot choose, to live in the
same community in which they work. Employees choose their
place of residence based on a variety of considerations:
•

•

•

•

•

•
•

•

If they are already established in neighboring community
Live closer to amenities (worship, retail stores, schools,
health care, etc.)
Live closer to where spouse works so only one has to
commute
Live closer to family and cultural support units

Commuting is common practice in the region and needs to be
considered by employers, municipalities and developers looking
at housing demand in each community.

•
•

*Water and wastewater capacity numbers in each community are not typically the same (i.e. water capacity for 1,000 and lagoon
capacity for 800). The lower of the two numbers was used to indicate the capacity currently available.
**This includes in fill lots, private land zoned and residential serviced lots.

•
•

Many newcomers want to rent housing upon their arrival while
they assess their housing options and employment. However,
availability and affordability of rental and entry level housing is a
major hurdle for newcomers.

•
•
•
•
•

Availability of suitable and affordable rental housing (3+
bedrooms for families)
Availability of amenities (stores, school, health care, etc.)
Ability to drive/ own a car to commute vs. living in the community of employment
Proximity to cultural hubs and other immigrants for support
and worship
Availability of work for partners and spouses

By offering rental accommodations in communities, newcomers
are more likely to choose a permanent house in that community.
It provides them with an opportunity to become familiar with
the community and establish roots.

Most employers prefer to have their employees live close by for
obvious reasons like decreased risk of driving accidents, ability
to spend more time with family, ability to have more time to
rest, refresh and maintain a healthy lifestyle, etc. However, with
the lack of adequate housing available, industry recognizes that
the community in which they are located cannot accommodate
all employees and therefore employees will commute. In some
cases employers are offering mileage allowances for employees
commuting to work.
BHP Billiton is currently undertaking a transportation study
to look at bussing options for their employees. Further study
is needed to determine the feasibility for a public regional
transportation system to accommodate both commuting and
social needs for everyone in PIER.
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HOUSING DEMAND ASSESSMENT

4.2 Assumptions
•
•

•
•
•
•
•
•

4.1 Approach
To gather information on housing issues and future demand,
McNair sent out information to 50 regional employers asking
them to complete an online survey. In addition, McNair
conducted in-depth interviews with five key employers to gain
a more detailed understanding of regional housing issues and
solutions.
Twenty regional employers answered the online survey. These
firms included some of the largest industry employers in the
region involved in manufacturing, mining, agriculture and
technical services. Most of these firms represent the primary
industry sector, which forms the foundation of the region and
the provincial economy. Secondary and service industries
are developed based on demand created by primary industry
activities.
Employers who responded employ more than 2,000 people
and they estimate about 75% live within PIER boundaries. It is
important to note that all employees working within the PIER
region also live in the region. Statistics Canada reported in 2006
that 18,200 people were employed in the region and 2,620
18

The information used in this housing demand is based on feedback from the 19 of 50 firms that responded to the online survey
and/or were interviewed. In addition, BHP Billiton shared the information in a study they conducted on community readiness.
Survey respondents were asked to identify the communities their current employees reside in and to estimate the percentage
in each community. It is assumed that the aggregate of all new workers in the region will reside in the communities at the same
percentage as current employees. Some communities may be under represented by the survey results. Therefore, this analysis
should be viewed more as a regional perspective of housing demand that identifies those communities that are likely to be most
impacted by growth.
Employers were asked to estimate the number of new employees in the next two years, three to five years and six to ten years.
This information allowed the demand projections to be broken down by time period.
There is near full employment in the region, so the only way to fill new jobs created will be with individuals from outside of the
region. The assumption is that any current resident choosing to fill a new employment position will have their existing position
filled with an individual from outside the study region.
Employers were requested to estimate the number of employees that make $20,000 or less annually, $21,000 to $40,000,
$41,000 to $60,000, $61,000 to $80,000 and more than $80,000. It was assumed that direct hires would fall into these salary
ranges in the same proportion as current employees. No adjustment was made for inflation.
In determining maximum affordable housing purchase price, it was assumed household incomes were conservatively estimated
at 1.5 times each employee’s salary. It is assumed that all employees live in dual household incomes, or will within a few years
of arriving in the region.
The mortgage cost and housing price ranges assumed that the household has $20,000 of existing debt amortized over 48
months, the mortgage is amortized over 25 years, the buyer has a down payment of five percent and interest rate is 5.50%.
For the purpose of this report, it was forecast that for every two direct jobs created over the next 10 years by survey
respondents, one additional job will be created through indirect and induced employment. This ratio of 0.50 to 1 is
conservative. Many economic impact studies use a 0.66 to 1 ratio. This ratio was applied to where employees will be living. It
is likely that communities with lower population projections will experience a ratio less than the projected forecast and those
communities experiencing the most significant growth may experience a higher ratio than projected.

worked in manufacturing and mining. Therefore, the 20
industry survey respondents represent around 50% of the total
manufacturing and mining workforce as it existed in 2006. This
is a reasonable number around which to build this housing
analysis.
The analysis is based on three types of employment:
•
•

•

Direct employment numbers as reported by the primary
industry survey respondents.
Indirect employment refers to jobs generated by our survey
respondents through the purchase of services and inputs
that make the firm’s production of goods and services
possible.
Induced jobs are the multiplier effects direct and indirect
jobs have related to the service industry, residential
construction, education, health care, retail services and
other economic activities.

Employment projections were converted into population and
housing demand forecasts. The demand in this analysis is for
both rental and purchased housing. There was not enough data
to develop a separate demand for rental needs. The analysis
breaks down the housing demands by household income levels.
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4.3 Employment and Population Impacts
The first steps of the housing and rental needs assessment were to determine where current employees lived in the region for the
employers responding to the survey and how many new jobs could be created in the region by 2022.
Exhibit 1: Current Location of Employees Within PIER
The following exhibit shows the location of current employees for those firms that completed the survey. This data does not include
BHP Billiton permanent employees because they will not start residing in the region until 2014. Communities with five or less
existing employees identified by survey respondents were combined into an “other community” category. Employees working for
PIER industries that live outside of the PIER region were not accounted for in the analysis.

Exhibit 1: Distribution of Current Industry Workforce
400
346

350
300
250

176

159

150
100

78
54

50

67
42

28

13

25

Exhibit 2 indicates about 10% of these
employees will be hired in the next two
years, mainly in the manufacturing sector.
The number of new employees jumps
considerably in the 3 to 5 year and 6 to 10
year timeframes primarily due to hiring
in the mining industry by PotashCorp and
BHP Billiton.
Exhibit 3: Distribution of New Employees by Community
The next task in the analysis was to distribute the new employment projections by anticipated community location. BHP Billiton
provided information on where their permanent employees are likely to live. New hires identified by the other survey respondents
were allocated based on where their current employees live within PIER.
Exhibit 3 provides the breakdown of these 1,450 new employees by timeframe. Keep in mind; these employment numbers by
community represent an order of magnitude projection. The actual numbers over time are likely to vary somewhat in both size and
location.

270

200

Exhibit 2: Forecasted
Employment Growth to 2022
The survey respondents from industry
estimated they would hire 1,450
permanent employees over the next
ten years (see Exhibit 2). This number
includes 1,045 BHP Billiton employees and
50 jobs at PotashCorp. These mining jobs
account for 75% of the total direct hires.

This analysis suggests about 70% of the new employees will choose to live in Humboldt (43%), Wynyard (17%) and Lanigan (11%).
However, all the communities will experience some level of growth.
55

51
19

34

35

0

Map 1 in Appendix A illustrates by Rural Municipality (RM) where
employees who reside in PIER are working, as reported in the
industry survey responses. The map includes employment in the
urban municipalities contained within the rural municipalities.
There is a concentration of where existing employees are
working within a small number of RM areas. The identified
concentrations can be attributed to one to two employers
within each of these RM areas and not to a large clustering of
employers. The RM of St. Peter area is an exception, containing
five identified employers but significant employment is only
contributed to two of these employers. It is worth noting that
collectively the RM areas of Lake Lenore, Humboldt and St. Peter
contain just over 600 employees and the RM area of Usborne on
its own contains approximately 470 employees.

20

The location of existing employee residences is illustrated in Map
2 (see Appendix A). The comparison of Map 2 to Map 1 makes it
evident that employees are residing in communities where they
are not employed and employee residence is more dispersed
throughout PIER than employer location. There is, however, a
correlation between where employers are located and a large
proportion of employees choosing to live in proximity to these
employment areas.
The City of Humboldt contains the highest number of residences
for existing employees. It also contains the most diverse mix of
employees with 10 of the 19 industry survey respondents having
employees residing in Humboldt.
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EXHIBIT 4: TOTAL EMPLOYMENT BY COMMUNITY
The next undertaking in the analysis was to project the total impact of these industry jobs on total employment in the region.
The analysis conservatively assumes that for every two new direct jobs there would be one additional job resulting from indirect
and induced employment. Indirect jobs are those new employees who provide services or products directly to industry. Induced
employment refers to the hiring of additional educators, retail staff and other occupations that result from population and economic
growth.
The analysis projects that the 1,450 new direct hires will result in another 725 indirect and induced jobs being created. In total,
there will 2,175 new jobs in the region by 2022.
These 2,175 jobs are distributed by community using the same rational as Exhibit 3.
Map 3 in Appendix A illustrates employers who forecast employment demands through the industry survey and the associated
indirect and induced employment to the year 2022. Map 3 depicts only new forecast employment of 2,175 and not total
employment in PIER.
Significant employment growth is forecast in the region with a number of RMs projected to benefit from this growth. Large numbers
of the forecast employment are concentrated in the central and north central areas of PIER which overall is consistent with existing
employment areas.
The most significant beneficiary of forecast employment is the RM of LeRoy and the RM of Prairie Rose. This is not surprising as the
proposed BHP Billiton’s Jansen Potash Mine employees have been split between these two RM areas. The employment for the RM
of Humboldt is forecast to increase more than five times the number of existing employees identified as working in this RM.

Regional Housing Needs and Demand Assessment

EXHIBIT 5: REGIONAL POPULATION IMPACTS
For every new job created and filled from outside the region, the analysis estimates there will be a total household impact between
2.6 and 3.2 persons per job. This comes from the creation of new household units. The overall effect on the region is an increase in
population somewhere between 5,700 and 7,000 people by 2022 (see Exhibit 5).
Humboldt will be the largest beneficiary with an estimated population growth between 2,500 and 3,000 residents over the next ten
years from 950 new jobs. Wynyard is likely to see increased employment around 360 which will bring about 1,000 people to the
community. Lanigan will be close behind with 240 new jobs and jump in population of around 700 people.
Map 4 in Appendix A illustrates the projected location of where forecasted new employees, identified in the industry surveys, and
employees hired to address associated indirect and induced employment projections will reside. Besides the employment increase
of 2,175 to the year 2022, it also includes the modest household size of 2.6 persons per employee, which totals nearly 5,700 new
residents.
Higher concentrations of employees are projected to locate in larger urban communities where higher levels of community services
and employment opportunities for second income earners are available.
As a result of the proposed BHP Billiton Jansen Potash Mine, the RM of LeRoy and RM of Prairie Rose were identified in Map 3 as
the highest employment areas with over 1,200 employees by 2022. It is evident that a significant number of these employees
are projected to commute to work from elsewhere, as less than 600 employees and their households are projected to live within
communities in these two RMs.
Exhibit 5: Estimated Regional Population Impacts by 2022
2011 Statistics
Canada
Population

New Residents
(2.6/Job)

New Residents
(3.2/Job)

New Population
Range

Annaheim

219

35

91

112

300 - 330

Drake

202

25

65

80

265 - 280

Englefeld

270

20

52

64

315 - 330

Humboldt

5,678

945

2,457

3,024

8,250 - 8,850

Imperial

349

13

34

42

380 - 390

Jansen

126

37

96

118

220 - 241

Lake Lenore

486

12

31

38

515 - 521

1,390

239

621

765

2,240 - 2,380

Lanigan
Leroy

427

110

286

352

700 - 760

Muenster

422

70

182

224

557 - 588

Nokomis

397

9

23

29

420 - 425

St. Brieux

590

74

192

237

715 - 745

Watrous

1,857

16

42

51

1,895 - 1,905

Watson

777

73

190

234

956 - 998

Wynyard

1,767

360

936

1,152

2,700 - 2,900

142

369

454

270 - 450

2,175

5,668

6,976

20,200 - 21,425

Other
Total
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Direct, Indirect &
Induced Jobs

14,957
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4.4 Regional Housing & Rental Demand
These employment and population impacts were converted into a projection of combined housing and rental demand by household
income.
Exhibit 6: Regional Housing & Rental Demand
The industry survey respondents provided a breakdown for their current salary distribution (see Exhibit 6), and the analysis also
incorporated an estimation of salaries for new mining jobs. The results show that 60% of the 1,450 new direct jobs would pay less
than $60,000 per year and 18% would fall under $40,000 annually.
Because of the large number of high wage jobs expected from mining, 40% of new industry employees are expected to earn in excess
of $60,000.
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Exhibit 7: Estimated Household Incomes for Industry Hires
In Exhibit 7 the 1,450 direct jobs created by industry are distributed using the employee salary ranges provided by industry in 2012.
The salary distribution was then adjusted upwards by 50% to estimate the dual income earnings for households.
Exhibit 7: Household Income for 1,450 Direct Jobs
Household
Income
Levels

$30,000

$37,000

$52,500

$67,500

$82,500

$97,500

$112,500

$142,500

$165,000

Household
Income
Distribution
from 2012
Industry Salary Ranges

2%

8%

8%

22%

20%

19%

7%

7%

7%

Number of
Employees

29

116

116

319

290

276

102

102

102

Exhibit 8: Estimated Indirect/Induced Jobs by Household Income
According to 2006 Statistics Canada data, the household income distribution in PIER for the total population is much different than
the income distribution numbers provided by industry in our 2012 survey. This is understandable because industry wages, and
particularly those in the mining sector, are much higher than many other sectors. Therefore, Exhibit 8 assumes that the 725 indirect
and induced jobs will fall into the 2006 regional household income distribution pattern provided by Statistics Canada. No adjustment
is made for inflation since 2006.
Exhibit 8: Household Income Level for 725 Indirect/Induced Jobs
Household
Income Levels

$30,000

$37,000

$52,500

$67,500

$82,500

$97,500

$112,500 $142,500 $165,000

2006 PIER
Household
Income
Distribution
(Stats Canada)

24%

28%

10%

15%

7%

7%

6%

2%

1%

Number of
Employees

174

203

73

109

51

51

44

15

7

Exhibit 9: Total Housing Demand by Household Income Level
Exhibit 9 combines the number of employees in the previous two exhibits to provide the total number of employees for each
household income. This exhibit shows 52% of the 2,175 total employees will have household incomes of $67,500 or less.
Approximately 25% of the householder incomes will be $37,000 or less. This demonstrates a strong need in the region for more
affordable and entry level ownership and rental units.
Households with incomes of $80,000 or more make up 48% of the total demand. This demand level is much higher than what would
normally be expected. It results from the fact that 75% of the new industry jobs being created are higher paying mining jobs.
Exhibit 9: Housing Demand for 2,175 New Jobs
Household
Income Levels
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$30,000

$37,000

$52,500

$67,500

$82,500

$97,500

$112,500 $142,500 $165,000

Number of
Employees

203

319

189

428

341

326

145

116

109

Percentage
Distribution

9%

15%

9%

20%

16%

15%

7%

5%

5%
25
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Exhibit 10: Housing & Rental Affordability by Household Income
The expected salary ranges of new industry employees and their estimated household incomes were used to calculate the maximum
market purchase price and rental payment for affordable housing. According to Canada Mortgage and Housing Corporation
affordable housing means the cost of adequate shelter should not exceed 30% of total household income.

5.0

HOUSING INCENTIVES

Exhibit 10 calculates a realistic affordable mortgage or rental cost for various salary levels and household incomes. This calculation
assumed the mortgage was amortized over 25 years at a 5.5% interest rate with a five percent down payment. It also assumes that
each of the households has existing debt of $20,000 at six percent interest rate, amortized over four years.
The calculations assume total household income is 50% higher than the average salary of new employees because of spousal
earnings. Some of the new jobs in the region will employ a single person, but over time we assume most newcomers will migrate
into a two household income unit. These mortgage and payment levels are the maximums allowed under housing insurance
requirements. The level of investment in housing by household will depend on individual circumstances.
Exhibit 10: Realistic Affordable Housing/Rental Costs by Household Income
Employee Salary
Distribution

Annual Salary

Estimated
Household
Income

Down Payment

Affordable
House Price

Mortgage or
Rental Cost

Est. Monthly
Housing Cost,
With Taxes &
Utilities

2%

$20,000

$30,000

$5,300

$46, 600

$290

$530

8%

$25,000

$37,500

$7,000

$77,000

$480

$760

8%

$35,000

$52,500

$10,000

$155,000

$910

$1,280

22%

$45,000

$67,500

$13,750

$225,000

$1,325

$1,780

20%

$55,000

$82,500

$17,200

$280,000

$1,660

$2,200

20%

$65,000

$97,500

$20,500

$340,000

$2,000

$2,600

7%

$75,000

$112,500

$24,000

$400,000

$2,330

$3,000

7%

$95,000

$142,500

$30,700

$508,000

$3,000

$3,800

7%

$110,000

$165,000

$35,800

$590,000

$3,490

$4,400

Exhibit 11: Estimated Housing Needs for the Housing Continuum
Exhibit 11 estimates the supply of ownership and/or rental units that will be required at various stages of the housing continuum is
approximately 2,200, rounded up from the 2,175 new jobs to be created in the region by 2022.
The affordable housing and entry level housing categories will provide the largest challenge as innovative approaches to development and financing will be required. It is assumed that the Federal and Provincial Governments will assume responsibility for the
social housing needs.
Exhibit 11: PIER Housing Continuum Requirements to 2022
Social Housing

Affordable Housing

Entry Level Housing

Market Housing

Household Income
Range

≤$25,000 - $37,000

$38,000- $59,000

$60,000- $80,000

$80,000+

Realistic Affordable
Housing Price

$47,000 - $77,000

$100,000 - $210,000

$225,000 - $280,000

$300,000 - $600,000

Affordable Mortgage/
Rent

$300 - $650

$800 - $1,300

$1,400 - $1,800

$2,000+

Estimated Housing/
Rental Supply Required

250 Units

600 Units

550 units

800 units

Key Challenges
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Subsidies or Assistance
Incentives for ConShortage of Entry Level
for Rental Housing
struction of Affordable
Properties for First
Housing & Rentals
Time Buyers

Developers & Municipalities Need to
Increase Supply

Housing incentives will be required to ensure an
adequate supply of affordable and entry level housing
in PIER. It is unlikely that the current incentives are
sufficient to address the magnitude of the demand
being driven by economic expansion. If the housing
supply is not adequate then the region will not meet
its growth potential, which will impact local and
provincial government revenues, and housing and
rental prices will escalate as the gap between supply
and demand increases. Besides employers needing
to attract employees, those most affected will be low
and moderate income earners with housing needs.

5.1 Affordable Housing
Support Programs

There are a number of innovative initiatives and programs aimed
at increasing the housing stock in Saskatchewan in this time of
rapid economic growth. Below is a brief summary of some of
the programs and initiatives that are currently in place under
these organizations:

Saskatchewan Housing Corporation (SHC)
In response to the current housing demand in the Province and
built upon existing programs, SHC has recently implemented
several housing initiatives described below. SHC has also
identified a long term approach to housing in the Province in
a comprehensive housing strategy they developed entitled “A
Strong Foundation - The Housing Strategy for Saskatchewan”.
The strategy is an eight year plan that outlines respective roles
in the housing sector in creating solutions to Saskatchewan’s
housing challenges. Under the strategy, the Government of
Saskatchewan will create annual provincial action plans that
will outline long and short term activities. SHC is also currently
developing further guiding documents and resources to support
housing stakeholders and initiatives in the Province. Current SHC
programs and grants include:
•

Affordable Home Ownership Program (AHOP):
Provides financial assistance to help municipalities
stimulate homeownership by reimbursing participating
municipalities an amount up to the equivalent of five years
of the education portion of the property tax to provide
homeowners assistance with the purchase of a home.
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•

•

•

•

•

Rental Construction Incentive Program (RCI): Helps
municipalities develop new purposely built rental housing
by providing municipalities with a provincial grant of up to
$5,000 to match municipal grants or incentives to an owner
for each eligible new rental unit constructed.
Secondary Suite Program: Increases supply of affordable
housing for low to moderate income people. Provides
financial assistance to eligible homeowners and rental
property owners to construct or renovate a secondary
suite in the form of a forgivable loan for 50% of the total
construction/ renovation costs to a maximum of $30,000
per suite.
HeadStart on a Home: Aims at addressing the issue of
entry level housing. The program will commit more than
$200 million to create a minimum of 1,000 new entry level
homes across the Province for moderate income households
over the next five years. Under the program loans will
be provided to developers for 90% of construction cost
including land costs at a 4% interest rate. Pre-sales will also
not be required under the program. The initial application
for funding must be submitted by the municipality in which
the project is being constructed. The fund is managed by
Westcap Management Ltd., a leading venture capital and
private equity fund manager. Westcap has partnered with
six leading Credit Unions acting as community champions to
help deliver the program.
Summit Action Fund: Designed to increase housing
supply across the Province through creative and flexible
approaches and innovation in the housing sector. The fund
has $6 million available to encourage housing stakeholders
to propose creative housing solutions that are not
currently covered by existing housing programs. Successful
applications will receive a grant covering 30% to 70% of
eligible project costs to a maximum of $500,000.
Encouraging Community Housing Options (ECHO):
Housing Plan Component: Helps municipalities and
regional partnerships to develop Housing Plans to better
understand housing needs across the entire housing
continuum. Grant for municipalities up to $20,000 to
match municipal expenditures.
Action Plan Component: Helps municipalities and
regional partnerships take action on strategies identified
in a Housing Plan or address needs identified through
an assessment. Grant up to $10,000 to match municipal
expenditures.

Canada Mortgage Housing Corporation
• Seed Funding Program: Proponents need to be organized,
and must know how to evaluate housing need and demand
in their community, and how to obtain the money and other
resources to make their proposed housing project a reality.
CMHC Seed Funding provides proponents with financial
assistance to carry out these initial activities.
• Renovation Programs: Financial assistance is available to
fund repairs, renovations, accessibility modifications, the
creation of low-income rental units, and home adaptations.
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•
•

Affordable Housing Initiatives: Provides contributions to
increase the supply of off reserve affordable housing, in
partnership with provinces and territories.
Proposal Development Funding: Program provides repayable
interest-free loans to facilitate the development of
affordable housing.

Existing funding programs available are aimed at preparing
for and implementing housing projects. Of greater concern is
the lack of funding available to municipalities to fund/ finance
infrastructure (roads, water, sewer, etc.) to keep up with the
demand for new housing development. Existing municipal
infrastructure funding models will not keep pace with the robust
growth PIER expects to experience in the next 2 to 10 years; new
programs and models will be required.

5.2 Community Incentives
Local municipalities can play a role in providing affordable
housing incentives but the extent of support is limited by the
community’s fiscal capacity. There is a range of incentives that
communities and governments can provide to help stimulate
affordable housing which include:
•
•
•
•
•
•

Appropriate zoning to allow secondary suites
Providing secondary suite permit fee rebates
Land cost subsidy programs to help developers secure
financing
Property Tax abatements
Loan incentives to keep developer costs affordable
Home buyer down payment grants repaid through property
taxes over time

Each community needs to carefully evaluate their housing
demand and internal fiscal capacity prior to committing to
any of these programs. Communities looking to implement
incentives would see value from lessons learned and perspective
on what is most effective from more experienced communities.
Communities have indicated that support in evaluating and
administering housing incentives would be welcomed if it was
provided on a regional basis. A regional approach is likely to
be more effective in gaining provincial and federal government
support.

5.3 Employer Incentives
In small rural communities it is unlikely the housing sector will
take care of itself without support or buy-in from local industries
that are driving employment and the need for housing.
Employers can support housing without being directly involved
in development and ownership. Some examples of incentives
currently offered to employees include:
•
•
•
•
•

Mileage Allowance recognizing not all employees can live
within the community (commuting is inevitable)
Additional compensation for overtime hours to offset cost of
driving independently versus carpooling during regular work
hours
Relocation allowance as a percentage of housing cost
Settlement grants that are forgivable after x years of
employment
Down payment loans that are paid back through payroll
deduction

There is an opportunity for employers in the region to commit to
housing development in unique and creative ways. The housing
incentives and initiatives the industry survey respondents were
most supportive of, in order of preference, are:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.

Home Search Assistance
Assistance with Security Deposits
Home Ownership Education
Building Transitional Housing with Shared Amenities
Purchasing and Leasing Housing to Employees
Down Payment Loans Paid by Wage Deductions
Developing More Rental Units
Matching Grants for Residential Development
Down Payment Assistance
Contribute to Regional Housing Fund
Providing Rental Subsidies
Offering Mortgages Guarantees
Providing Equity Protection
Contribute Regional Fund for Employee Housing
Providing Mortgage Assistance

Some employers have said they would be willing to contribute
directly to regional housing solutions. Additional work needs to
be done to determine what each employer is willing to support
and to determine if there is a need for a regional agency that can
help develop and administer some of these incentive programs.
Caution must be used to ensure that new support programs
do not increase the cost of housing through an extra layer of
administration.
Opportunity is for a regional agency to develop approaches and
models that each community in the region can use to address
priorities while combining all available incentives put forth by
municipalities, industry and government.

Some municipalities reported they currently provide property tax
abatements and would be in support of higher density housing.
This is not to infer other communities do not provide support to
housing development.
Community Housing Support
Tax Abatement

Support Higher

Density Housing
Annaheim
Drake

•

Englefeld

•

Humboldt

•

Imperial

•
•

Lanigan

•

Leroy

•

Muenster

•

Nokomis

•

St. Brieux

•

•

Watson

•

•

•
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implement successfully. Municipalities, industry and developers
each need to work together on rental development by:
•
•

Sharing lessons learned and development models with
neighboring communities
Accessing funding programs through creative partnerships
such as SHC RCI program

6.4 Seniors Housing
Many seniors want or need to move into higher density housing
with fewer maintenance responsibilities. Ideally, seniors
housing or retirement communities are located near hospitals,
shopping and community activities. With our aging population
the demand for seniors housing is going to jump, particularly
in those communities offering a wide range of amenities. The
region needs to develop a long term plan to address these issues
and ensure affordable living options are available. The resale of
seniors’ homes also increases the housing supply for others and
can help ease housing pressures.

6.6 Next Steps
There is recognition for the need and value of a collaborative
regional approach to housing, but up until now this has not been
done. There is an opportunity for regional stakeholders to take
a more collaborative approach to housing in the future to ensure
the best solutions are found. Employers have identified housing
as a regional issue and many would support any initiatives
within a reasonable commuting distance that allow them to hire
and retain a skilled workforce. Some employers are willing to
contribute directly to regional housing solutions.
•

6.5 Student Housing

It is recommended that PIER and other regional stakeholders
focus on the following housing priorities:

6.1 Market Housing
Despite the challenges and demand related to affordable
housing within PIER, there will also be strong demand for market
housing. Market housing is the easiest for municipalities,
developers and contractors to prepare and capitalize on.
Communities need to prepare to take advantage of the demand
for moderate to high income households by:
•
•
•

Promoting development of infill lots
Increase supply of serviced lots (based on infrastructure
capacity and realistic demand forecasts)
Ensuring communities have completed their community
plans, zoning bylaws and infrastructure plan

6.2 Entry Level Housing
Lower cost entry level housing is a priority for PIER to ensure
those individuals already in the region can afford to move out of
existing rental units into entry level housing ownership. This will
begin to alleviate some of the pressure on existing rentals and
will enable residents to grow their home equity. This will ensure
there is a range of housing prices to attract skilled workers and
their families to the area. Achieved through:
•
•

Developing smaller lots and promotion of higher density
housing
Creating economies of scale for developers (i.e. 50 units in
the region vs. 5 units in one community)

6.3 Rental Housing
Rental housing is in demand by newcomers, immigrants, students, households in transition and low income earners who
cannot secure mortgages. Rental housing is a more challenging
business with smaller margins so it requires more experience to
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Given the magnitude of the other housing needs in the region,
student housing should be a lesser priority in the short to
medium term. St. Peter’s College has added additional space
on campus and can plan for additional accommodations as
enrollments rise. Many of St. Peter’s students, as well as Carlton
Trail College students, are housed in off-campus rental housing.
These students are faced with the same shortages in availability
and high rental rates that are experienced by other lower income
residents. However, students from both colleges will benefit
indirectly as the housing stock increases in the region, especially
in affordable rental units.

•

As recommended by Tom Carter in the “Assessing Housing
and Investment Needs in Saskatchewan Communities”
report to the Provincial Government, a regional approach
led by a locally-based organization is required to address
our rapidly growing housing demand over the next decade.
Municipalities and businesses in the region do not have the
required expertise, experience, time or resources to plan
and lead housing projects. Market forces alone cannot
address the housing needs of the region where housing
demand is dispersed over a wide area. This situation
requires local leadership, regional collaboration, careful
planning and dedicated resources. It is recommended that
PIER join with regional stakeholders to examine the need
for and benefits associated with creating a regional housing
entity. This entity could work with developers, industry,
financial institutions, municipalities and governments to
develop innovative solutions aimed at increasing the supply
of affordable and entry level housing.
It is also recommended that PIER help bring municipalities
and others together to develop a regional infrastructure and
investment assessment and financing strategy. Provincial
and Federal Governments need to be engaged early in this
growth driven initiative and could be requested to provide
funding for it.

Take steps to address the
challenges
and barriers at each stage
of the
housing continuum;
progress in any
one area will help the rest
of the continuum.
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