MAYOR’S HOUSING
COMMISSION
Thursday, October 1, 2015
4:00 PM

Henry Baker Hall, Main Floor, City Hall

Office of the City Clerk

Public Agenda
Mayor’s Housing Commission
Thursday, October 1, 2015
Approval of Public Agenda
Minutes of the meeting held on October 1, 2015
Administration Reports
MHC15-6

Housing Incentives Policy - Comprehensive Update & Revision

MHC15-7

Condominium Policy Bylaw 2012-14 Review and Policy Update

Adjournment

AT REGINA, SASKATCHEWAN, THURSDAY, MAY 7, 2015
AT A MEETING OF THE MAYOR’S HOUSING COMMISSION
HELD IN PUBLIC SESSION
AT 4:00 PM
These are considered a draft rendering of the official minutes. Official minutes can be
obtained through the Office of the City Clerk once approved.
Present:

Mayor Michael Fougere
Councillor Bob Hawkins
Councillor Barbara Young
Citizen Member Blair Forster
Citizen Member Tim Gross
Citizen Member Malcolm Neill
Citizen Member Dave McEachern

Regrets:

Councillor Bryon Burnett
Citizen Member Robert Byers

Also in
Deputy City Clerk Erna Hall
Attendance: Senior Planner, Yves Richard
Legal Counsel, Jana-Marie Odling
Coordinator of Social Development, Janice Solomon

APPROVAL OF PUBLIC AGENDA
Malcolm Neill moved, AND IT WAS RESOLVED, that the agenda for this meeting be
approved, as submitted.
APPROVAL OF MINUTES
Councillor Barbara Young moved, AND IT WAS RESOLVED, that the minutes for
the meeting held on April 20, 2015 be adopted, as circulated.

ADMINISTRATION REPORT
MHC15-5

Crime-Free Multi-Housing Program: Community Development Research
and Report April 2011
Recommendation
1. That this communication be received and filed.

Rob Deglau, representing the North Central Community Association, addressed the
Commission.
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Thursday, May 7, 2015

Malcolm Neill moved that this communication be received and filed.
Councillor Barbara Young moved, AND IT WAS RESOLVED, that:
1. Administration facilitate a meeting between the Saskatchewan Landlord
Association, Regina Police Service and the Province to discuss regulation,
course and fees and who best to regulate the program; and
2. Administration report back to the Mayor's Housing Commission in Q4 of 2015
on the agreed upon course of action.

ADJOURNMENT
Councillor Bob Hawkins moved, AND IT WAS RESOLVED that the
meeting adjourn.
The meeting adjourned 4:45 p.m.

Chairperson

Secretary

MCH15 - 6
October 1, 2015

To:

Members, Mayor’s Housing Commission;

Re:

Housing Incentives Policy – Comprehensive Update & Revision

RECOMMENDATION
1. That the revisions to the City of Regina Housing Incentives Policy, attached as
Appendix A, be approved; and,
2. That this report be forwarded to the October 26, 2015 City Council meeting.
CONCLUSION
The City of Regina provides capital grant and tax exemption incentives through the
Housing Incentives Policy (HIP) to stimulate new rental and ownership units that address
current housing needs.
Based on the City’s shifting housing situation, analysis of the type and location of
housing developments that have utilized incentives, and feedback received from internal
and external stakeholders, Administration has identified revisions to the current incentive
programs designed to focus incentives towards Regina’s critical housing needs in a
manner consistent with the objectives of the HIP, goals of the Comprehensive Housing
Strategy (CHS) and policies of Design Regina: The Official Community Plan Bylaw No.
2013-38 (OCP).
The recommended amendments to the HIP will:







Increase incentives for developers of below market rental units in order to
increase the supply of below market rental housing;
Gradually phase out the City’s Tax Exemptions to developers of new market
rental developments in developed and greenfield areas;
Reduce capital grants to private developers of new affordable ownership units;
Enhance and streamline the City’s Downtown and Warehouse District incentive
programs;
Focus incentives towards critical infill developments, including areas in core
housing need and with aging housing stock; and
Update and refine the administration and evaluation of incentive applications,
placing greater emphasis on supporting non-profit housing organizations and
supporting critical housing needs.

If approved, these policy changes will be in place for applications starting on January 1, 2016
and $2.5 million will be used from the Social Development Reserve (SDR) to fund the Capital
Grant Program in 2016. No increase in the current annual capital commitment of $2.5 million
is requested to fund these policy revisions.
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BACKGROUND
The City of Regina provides capital grant and tax exemption incentives through the HIP to
stimulate new rental and ownership units that address current housing needs. Following the
adoption of the CHS, the HIP was updated in 2013 to implement many of the strategy
recommendations related to housing affordability and availability. These changes included
increasing the annual allocation from the Social Development Reserve to Capital Grant
Program from $2.2 to $2.5 million and increasing the City’s capital grant from $10,000 to
$15,000 per unit. At this time, Administration committed to evaluating the incentive programs
after two years and bringing forward any revisions necessary to ensure that incentives are
focused towards current housing needs.
Since 2013, changes to the policy combined with the Province’s Rental Construction Incentive
(RCI) and Headstart on a Home (HOAH) programs, which are designed to encourage new
purpose-built market rental and entry-level home ownership construction respectively, resulted
in a substantial increase in the development of market rental and affordable ownership housing
as well as an increased up-take of municipal incentives by the private sector.
DISCUSSION
1. HIP Update and Revision Methodology
In initiating the HIP Update & Revision, Administration’s objective was to identify and
recommend amendments to the City’s incentive programs that would refocus incentives to
stimulate the development of housing for those in the greatest need. Using both qualitative and
quantitative research methods, the recommended amendments to the HIP are based on a
thorough evaluation of the City’s current housing conditions and needs which included:





An assessment of current housing market trends;
Analysis of the subscription of incentives since 2013;
Consultation with stakeholders including facilitated consultation sessions with the
private sector and non-profit housing developers as well as meetings with the
Saskatchewan Housing Corporation; and
A review of the current policy framework.

2. HIP Update and Revision Considerations
2.1

Current Policy Framework

Design Regina: The Official Community Plan
The OCP includes policies and direction related to housing and financial incentives that have
been considered by Administration through the update and revision process. Applicable
policies include the need for diverse housing options, directing at least 30 per cent of new
growth to existing urban areas and the need to support non-profit housing organizations
through incentives.
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Comprehensive Housing Strategy
The CHS establishes a series of strategies and guiding principles with respect to housing
incentives including directing incentives to areas where there are gaps in the private market’s
ability to address housing needs; and, that the effectiveness of programs must be monitored and
evaluated on an ongoing basis with changes introduced as needs and conditions in the city
change. Strategy 1 of the CHS also provides specific recommendations to refine the HIP to
address the need for affordable and rental housing.
2.2 Housing Market Trends
Rental Market
Since 2013, the City has seen approximately 1,900 market rental units entering the market and
another 400 rental units currently under construction. The majority of these new market rental
units are located within large multi-unit housing developments located around the periphery of
the city in greenfield areas and have received incentives under the City’s Tax Exemption
Program.
This increase, combined with cooling economic conditions, has resulted in the city-wide rental
vacancy rate increasing to 4.8 per cent this spring as reported by Canada Mortgage and
Housing Corporation (CMHC), compared to 2.5 per cent at the same time in 2014. Meanwhile,
due to the number of new units entering the market, the average rental rate increased by one
per cent in 2015 compared to average annual increases of five per cent from 2010-2014.
Despite the rising vacancy rate, non-profit housing providers have commented that waiting lists
still exist for individuals and families seeking affordable, below market rental housing. In
particular, Administration has heard that there is a lack of below market rental units with three
or more bedrooms to accommodate large families, and smaller units for single individuals.
Real Estate Market
Similar to the rental market, Regina’s real estate market has cooled significantly since 2013.
There has been a sharp reduction in housing starts, particularly with single-detached units, as
the number of completed, unabsorbed units rise. Meanwhile, on the resale market, there are
more homes listed for sales than any time in the past 20 years. This has resulted in Regina now
being in a buyer’s market (i.e. monthly sales are less than 40 per cent of active listings) and
housing prices levelling off.
Neighbourhoods in Core Housing Need
Administration used CMHC and Statistics Canada data to understand which areas of the City
had a higher per cent of core housing needs. Core housing need is a term developed by CMHC
that refers to households/dwellings that do not meet adequacy (i.e. needing major repairs),
suitability (i.e. has enough bedrooms for the size and composition of the household), or
affordability (i.e. spending more than 30 per cent of income on shelter) norms. Based on 2011
census data, North Central and Heritage have the highest level of core housing need overall
while core housing need in the Al Ritchie, Coronation Park, Eastview and Rosemont
neighbourhoods is elevated.
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2.3 Subscription of Incentives (2013 – 2015)
Capital Grant Program
As illustrated in Table 1 of Appendix B, up-take of the City’s Capital Grant program has
been strong since 2013 with capital grants totaling $5,805,000 for 448 new affordable
units approved to date. Driven in part by the City’s participation with the Province’s
Headstart on a Home Program, 305 (68 per cent) of the capital grants have gone towards
new affordable ownership units compared to 143 (32 per cent) for new below market
rental units. Similarly, with a greater uptake in capital funding from the private sector, a
shift has occurred in the location of incentives with a greater percentage of funds
committed to units in new, greenfield areas of the city.
Tax Exemption Program
As illustrated in Table 2 of Appendix B, since 2013 the City has approved tax exemptions
for 1,727 units worth a projected $6,457,289 in municipal tax revenue over the full term
of the exemption period. The uptake of exemptions has grown exponentially over this
period from 161 units being approved in 2013 to 1,025 in 2015. The increase has been
propelled by the development of several new large scale market rental housing
developments around the periphery of the city, which have accounted for roughly half of
all tax exemptions approved, and supported by the provincial Rental Construction
Incentive (RCI), which provided a grant of up to $5,000 per unit for all purpose-built
rental units in the city.
2.4 Public and Stakeholder Consultation
Mayor’s Housing Summit
At the October 21, 2014 Mayor’s Housing Summit, Administration heard from delegates that
the City should take a targeted approach to incentives based on housing needs identified in the
CHS and how developers propose to fulfill these needs. Comments collected during the
engagement session of the Summit have been incorporated into the HIP review.
Stakeholder Consultation Sessions
In May 2015, Administration invited developers and non-profit organizations that had
previously utilized the City’s incentive programs to stakeholder consultation sessions.
The intent of the sessions was two-fold: first, provide City staff an opportunity to explain
the intent and objectives of the HIP Update and second, provide stakeholders an
opportunity to discuss how incentives were working for them and where revisions could
occur to better achieve the City’s housing objectives.
Table 1 highlights some of the key themes heard from the consultation sessions. The final
report from the consultation sessions is attached as Appendix E.
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Table 1 – Consultation Session Highlights
What is currently
• Simplicity of policy and excellent customer services from City
working well?
of Regina staff
• Incentives have promoted growth of new affordable housing
• For private developers, the incentives were the difference in the
decision to build affordable units
What is currently
• The HIP fails to reach the highest needs market (low-income
not working well?
households in core housing need)
• For private developers, City’s risk-adverse administration (e.g.
issuing capital grants and tax exemptions after project
completion) is frustrating
• For non-profit developers, difficulty financing projects when
incentives are paid out after construction
Where municipal
• To assist those residents truly in need (lowest income brackets)
incentives should
• Where affordable rental vacancies are the lowest (e.g. 3+
be directed?
bedrooms)
• For private developers, increased incentives needed for
downtown area and underutilized sites (e.g. Brownfields)

2.5 Alignment with Provincial programs
Through the update and revision process Administration has had ongoing discussions with
Provincial staff to ensure that proposed amendments to the City’s incentives complement and
do not overlap with Provincial housing incentive programs.
3. Recommended Amendments
This section of the Report will describe and analyze the key revisions to the HIP. A summary
table of each revision proposed, including a brief rationale, is included as Appendix C.
3.1 Updating Program Area Boundaries
Administration recommends revisions to the HIP Program Area boundaries to better align with
current housing needs and OCP policies while at the same time making the map more user
friendly. These revisions include:




Reducing the total number of program areas from five to three;
Combining the Centre Square neighbourhood with the Downtown and Warehouse
districts to align with the OCP goal of 10,000 new residents within in the City Centre;
and
Expanding the inner city and established neighbourhood boundary to align with
Community Association boundaries and to better reflect current housing needs.

An illustration of the proposed revisions is attached as Appendix D.

-6-

3.2 Strengthen Incentives for Below Market Rental Housing in Program Areas 1 and 2
Administration recommends an increase in the capital grant for below market rental housing
from $15,000 to $20,000 in Program Areas 1 and 2 for private sector and non-profit housing
developers and in Area 3 for non-profit housing providers. This amendment is intended to
increase the number of below market rental units for neighbourhoods with core housing needs
and areas where renewal of the housing stock is needed while also aligning with the City’s
intensification objectives of directing at least 30 per cent of future growth to existing urban
areas, including 10,000 new residents to the City Centre.
Through Administration’s analysis of existing incentives, including stakeholder feedback, it is
anticipated that this increase will support the development of additional below market rental
units by improving the financial viability of developing infill sites. This recommendation is
supported by financial projections prepared by an accounting and business consulting firm
retained by Administration to evaluate the cost of affordable infill developments based on
project pro formas created for the HIP analysis. This increase can be accommodated without
increasing the City’s annual commitment to the program by the decrease in capital grants for
affordable ownership units discussed under Section 3.4 of this report.
3.3 Additional Incentives for Below Market Rental and Affordable Ownership Units with
Three or More Bedrooms
Administration recommends an additional increase in the capital grant for below market rental
and affordable ownership units with three or more bedrooms of $5,000 per unit additional for
both private sector and non-profit housing providers in all program areas for a total of $25,000
per unit for below market rental, and $15,000 per unit for affordable ownership as described in
Section 3.4 below.
The proposed increase was triggered by:




Feedback received from several housing providers that there is limited supply of
suitable, below market rental housing for large families (i.e. multi-generational and/or
several children households). This is confirmed by the total number of three or more
bedroom rental units reported by CMHC comprising only 2.2 per cent of total purposebuilt rental units in the city; and
The results of housing financial projections prepared by an accounting and business
consulting firm retained by Administration which found that, even with the availability
of existing provincial and municipal incentives, financially, development of three plus
bedroom rental units is considerably more expensive.

3.4 Reduction of Capital Grants to Private Developers for Affordable Home Ownership
Administration recommends a reduction in affordable homeownership grants for housing
providers from $15,000 per unit in the current policy for any unit to $10,000 per unit with
under three bedrooms and $15,000 per unit for units with three bedrooms or more. With
current real estate market conditions and the abundant supply of entry level housing on the
resale market, there is not an acute need for new affordable ownership units. Further, with the
end of the provincial Affordable Homeownership Program (AHOP), which reimbursed the
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City for capital grants in the amount of a five-year education tax or approximately $4,000 per
unit, the reduction in capital grants for home ownership would compensate for the lack of
provincial funding to reflect to the current commitment of the City to affordable
homeownership. Capital grants for non-profit affordable ownership developers like Habitat for
Humanity would continue to be provided.
As discussed under Section 2.4, since 2013 approximately two-thirds of capital grants have
gone towards the development of new affordable ownership units. The recommended reduction
enables the City to deepen incentives for below market rental housing developments without
increasing its annual commitment to the program. However, should capital funds remain in any
given year, funding for affordable ownership developments to private sector developers will be
considered based an evaluation (Scorecard) included in the application process as discussed in
Sections 3.6 and 3.7.
3.5 Phase Out Tax Exemptions for Market Rental Projects in Area 3
Administration recommends phasing out the HIP’s Tax Exemption Program for new market
rental developments in Area 3 by October 31, 2016. As discussed under Section 2.2 of this
report, over the past few years Administration has seen a rapid rise in the number of new, large
scale, multi-unit market rental housing projects developed around the periphery of the city.
With the citywide vacancy rate having risen to 4.8 per cent as of spring 2015 and higher than
average vacancies in newly developed areas of the city, incentives for additional purpose built
rental projects are no longer warranted in Area 3.
It is recommended that the current Tax Exemption Program continue for Areas 1 and 2 as:
 The intensification policies in the OCP directs growth to existing urban areas;
 Smaller scale infill rental housing projects are generally more expensive to construct
compared to large scale greenfield sites due to economies of scale; and
 The existing rental housing stock in Areas 1 and 2 is generally older and in need of
renewal.
3.6 Prioritizing Incentives to Non-Profit Developers
With a mission to create affordable housing and maintain it for the long term, non-profit
housing providers play a crucial role in assisting the City address many of its most critical
housing needs. This importance is currently reflected in policies of the OCP, the CHS and the
current HIP that give direction that non-profit housing developers will be given priority over
private sector housing developments for capital grants.
The current HIP includes wording that non-profit housing providers are given priority for
funding; however, unless there is a situation where the number of Capital Grant applications
received exceed available funding, all applications are evaluated and approved on a first-come,
first-serve basis. This approach could result in a situation where the City is unable to approve
Capital Grant applications by non-profit organizations because all funding has been committed
to private sector developers earlier in the year. Also, the approach does not allow
Administration to compare the merits of multiple applications when making funding decisions.
For this reason, a Scorecard created for the current HIP and refined in the revised policy will
be used to evaluate all applications for capital grants.
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Administration recommends revising the review process of the current Policy from first come,
first serve to a controlled in-take system where:
 Private sector and non-profit applicants have until October 31 of each year to submit
their Capital Grant application;
 Non-profit applicants are reviewed and funding committed as applications are received;
 After October 31, Administration evaluates and compares all private sector applications
using the HIP Scorecard and based on funds remaining; then,
 Funds are committed to projects based on the results of the Scorecard.
In addition to ensuring that the capital grants are awarded to housing projects with the most
merit, the benefit of this approach is that it gives applicants greater impetus to consider and
incorporate the development features identified in the Scorecard, which in turn results in an
appreciable difference in the quality of the development.
3.7 Update to HIP Scorecard
Established in 2014 and based on design and development criteria in previous housing policies,
the HIP Scorecard assigns points where housing projects achieve specific design and
development criteria based on OCP policies (e.g. housing need, urban design, sustainable
development etc.). Currently all applications for capital grants must include a completed
scorecard and housing projects that do not achieve a minimum of 40 of a possible 140 points
may be denied funding. Since its implementation, all capital incentive applications have
achieved the minimum number of points.
With the recommended change to the Capital Grant application in-take process discussed under
Section 3.6 of this report, and in line with the objective of the HIP update and revision to
refocus incentives towards critical housing need, Administration recommends the following
revisions to the HIP Scorecard:



Changing the weight of the Scorecard criteria by increasing the weight of criteria
addressing housing need from 14 per cent to 40 per cent of total eligible points; and
Removing or clarifying wording of criteria that is subjective and open to interpretation
(e.g. aesthetic qualities) to eliminate the potential for conflicting interpretations
between an Applicant and City staff.

4. Implementation & Monitoring
4.1 Investigate Grant for Inclusion of Designated Space for On-Site Support Services
Through stakeholder engagement affordable housing providers commented that having a
designated space for on-site support services within rental housing developments assists
tenants that are hard to house be successful in their transition from temporary to permanent,
independent living. As a result, these housing providers recommended that the City provide an
additional grant to assist in the construction of these spaces. In addition, the Province’s
evaluation criteria for its Rental Development Program has recently been revised to encourage
on-site support services.
Support services can range from drug/alcohol addiction counselling to job and lifetraining services and are typically provided by an external organization that has entered
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into a service agreement with the housing developer. The intent of a municipal grant
would be to assist with the capital costs associated with the construction of the support
space only, not the operation costs of providing the support service.
Administration requires more time to investigate the merits of such a grant, including how it
aligns with the City’s housing objectives, potential overlap with Provincial jurisdiction and
how it would be implemented. Based on the findings of this investigation, Administration may
consider bringing a report to provide recommendations to Mayor’s Housing Commission on
revising the HIP to include an on-site support services grant program through a subsequent
report.
4.2 Transition Policy
Administration recommends updating the transition provisions in the HIP to ensure a smooth
transition to the revised incentive programs.
Extended Phase-out Provision for Incentives to be Reduced or Eliminated
Administration recommends a gradual phase out for tax incentives of October 31, 2016 in
order to allow sufficient time for developers to adjust their projects accordingly. This
recommendation was triggered by feedback received from the development community that
because the City’s incentive programs are factored in a developer’s pro forma, any abrupt
elimination of incentives may threaten project feasibility or create a climate of uncertainty that
undermines the intent of the incentives to encourage construction. In the past, when incentives
have been eliminated with less than a year’s notice, Administration has received criticism and
has returned to Council to gain approval for policy changes to allow projects to be
grandfathered under an earlier policy.
Past Applications Grandfathered Under Previous Versions of the HIP
Due to the period required for project planning and construction, Administration has current
applications eligible under two HIP policies: those grandfathered under the 2012 policy and
those under the 2013-2014 policy. For units grandfathered under the 2012 HIP, completion is
required by October 31, 2015 in order to receive a tax exemption. This transition is included in
the 2014 policy to allow ample notification. Grandfathered units not completed by this date
will be reconsidered under the new policy. Current applications submitted under the 2013 and
2014 HIP will be eligible under the policy in place at the time of application. This means that
applications that have been submitted and conditionally approved will not be subject to
changes when the new policy takes effect.
4.3 Education & Outreach
If the revised HIP is adopted, Administration will continue to inform and educate the public
and stakeholders of the revised incentive programs before the new policy comes into effect on
January 1, 2016. This will include:


Written notification to all housing stakeholders including housing providers, past
recipients of housing incentives, Mayor’s Housing Summit attendees and Community
Associations
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Updated content on Regina.ca
Creating and circulating revised application material for the incentive programs in easy
to read formats (e.g. brochures, information sheets, etc.)
Additional drop-in sessions in Q4 of 2015 and over 2016 during the implementation
phase

4.4 Monitoring
Moving forward, Administration will continue to monitor the performance and impact of the
City’s incentive programs and utilize this information to make adjustments to ensure the goals
of the HIP are successfully accomplished. This will be accomplished through the ongoing
tracking of housing statistics and indicators such as rental vacancy rates, percentage of
households in core housing needs and real estate trends as well as continued engagement of
private sector developers and non-profit housing organizations.
In order to have sufficient time for the revised housing incentives to take effect, Administration
intend to undertake the next comprehensive update to the HIP in 2018. However, should
sudden shifts in the housing market occur, Administration will bring forward revisions to the
HIP, as required, to ensure that the City’s housing needs are being addressed.
RECOMMENDATION IMPLICATIONS
Financial Implications
Approval of the recommended update to the HIP does not require any additional funding
commitment beyond the $2.5 million per year approved on July 29, 2013 with the update to the
2013 HIP.
Since 2013, the City has committed a total of $8.96 million to the construction of below market
rental and ownership housing as well as purpose-built market rental units. Approximately
$5.81 million of the total was committed in capital grant funding and $3.15 million in
municipal Tax Exemptions.
Municipal Housing Contribution (2013-2015)
Contribution
Total Units
Tax exemption
Capital grants
Total municipal
contribution

$3.15 million
$5.81 million
$8.96 million

1,727
448
1,7271

Rental Units
1,457
143

Ownership
Units
270
305

As of the writing of this Report, Administration has received applications for tax exemption for
another 910 units to begin in 2016. Based on the number and length of tax exemptions already
approved, Administration estimates an additional $7.5 million in municipal tax exemptions will
be provided by the year 2020. Administration notes that the 1,727 new affordable and rental
units approved under the Tax Exemption Program from 2013 to 2015 has generated $151
million in new taxable assessment and that applicants are required to pay full property taxes
1

Total does not equal tax plus capital contributions as capital grant units would receive tax exemption and
be included in that count. Capital contribution is for approved projects through July 30, 2015.
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once the term of their exemption has expired. Based on the value of tax exemptions approved,
$151 million of assessment is equivalent to approximately $1.18 million in annual municipal
tax revenue.
Transfer of $2.5 Million to the Social Development Reserve for 2016
By way of background, through Council Report CR12-126 dated August 20, 2012, $7.3 million
was borrowed from the SDR for the purchase of lands in the Southeast. When the purchase of
land was approved, an interim measure was established that funding from the General Fund
Reserve (GFR) be used to replenish the SDR until such time that the Southeast land is
developed. At this time, the City is in planning stages for development of the Southeast land,
with servicing expected beginning in 2016. Returns from the sale of these lands is not
anticipated until 2017, with profitability a few years after that, depending on the pace of the
housing market.
Based on current funding commitments, the SDR will be nearing a zero balance at the end of
2015. Therefore, a transfer of money to the SDR will be required to maintain housing
incentives programs in 2016 to a maximum allotment of $2.5 million for the year.
Administration are submitting a Report to the Finance and Administration Committee in
October with respect to the transfer so that it may be considered at the same October 26, 2015
City Council meeting. Should this fund transfer not be approved, the Capital Grant program
will cease in 2016.
To ensure HIP is sustainable, Administration is establishing a long-term plan for funding
the SDR and will bring a report forward in 2016 which will evaluate options for ongoing
funding.
Financial Impacts of the Revisions to Housing Incentives Policy
Given the current housing market, Administration estimates that new tax exemptions will begin
to decrease starting in 2017 for units approved in 2016, and will be further reduced by the
phase out of market rental units in Area 3 starting effective for the 2018 tax year. As for capital
grants, based on inquiries to date, Administration anticipates that the full commitment of $2.5
million in annual capital grants will be made in 2016. Details and annual breakdown of all
commitments since 2013 are detailed in Appendix B.
Environmental Implications
Recommended revisions to the HIP focus incentives on neighbourhoods with core
housing need and established neighbourhoods with poor quality housing stock in need of
renewal. This policy direction is consistent with the OCP intensification goal to target
30 per cent of development to existing, established neighbourhoods. By focusing housing
to use existing infrastructure including water, sewer, roads, transit service, community
amenities, facilities and open space these services are more efficient and more financially
viable, and development results in a smaller environmental footprint for its inhabitants.
Similarly, by locating affordable housing in established neighbourhoods where
employment, services and amenities are likely to exist, added costs for households such
as car ownership are reduced, and alternate, active forms of transportation are supported.
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Policy and/or Strategic Implications
As discussed under Section 2.1 of this report, the recommended revisions to the Housing
Incentives Policy are consistent with the direction of Design Regina: The Official Community
Plan and the Comprehensive Housing Strategy.
Other Implications
None for this report.
Accessibility Implications
Development criteria established for eligibility for housing incentives encourages development
of accessible units that exceed the required five per cent in multi-unit rental developments and
the creation of accessible units in ownership developments. The score card for applications for
capital grants includes additional points for developments that provide 10 per cent or more
accessible units. The Provincial government is currently working on a Saskatchewan Disability
Strategy and recommendations from the strategy, once released, will be incorporated into
Administration’s future review of the HIP.
COMMUNICATIONS
Internal Communications
Members of Administration from Development Services, Assessment, Tax & Real Estate,
Legal Services and Communications have contributed to the updates and revisions to the HIP.
The recommended policy amendments were also reviewed by members of the Saskatchewan
Housing Corporation (SHC) to ensure compatibility with Provincial housing programs.
External Communications
As discussed under Section 2.5 of this report, considerable stakeholder engagement led to the
development of the recommended amendments to the HIP.
Prior to finalizing its recommendations, Administration invited all attendees of the
Mayor’s Housing Summit, developers and non-profits that attended the stakeholder
consultation sessions in May as well as all the Community Associations to review the
proposed revisions to the Housing Incentives Programs and provide their feedback. In
addition, Administration scheduled two drop-in sessions on July 4 and 6 for interested
stakeholders to meet with City staff and ask any questions before finalizing their
comments.
Of the 215 individuals and organizations and 33 community associations notified, the
City received four written responses and two individuals attended a drop-in session. The
comments received are summarized as:



Support for focusing incentives to the inner city and phasing out incentives for
market rate housing in peripheral areas.
Concern that the phase out of Tax Exemptions to October 2016 is too long and
could encourage private sector overbuilding.
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Request that private sector developers be eligible for capital grants for projects with
two, instead of four, dwelling units.

The week of September 21, HIP content was updated on Regina.ca and an email
notification was sent to stakeholders outlining the dates the report would be going to
Mayor’s Housing Commission and Council.
DELEGATED AUTHORITY
This report requires approval by City Council.
Respectfully submitted,

Respectfully submitted,

Shanie Leugner, A/Director
Planning Department

Diana Hawryluk, Executive Director
City Planning & Development

Report prepared by:
Charlie Toman, Senior City Planner and Jennifer Barrett, Senior City Planner

APPENDIX A
January 1, 2016

Housing Incentives Policy
1. Purpose
The objectives of the incentives provided under this policy are:






To support below market, affordable and accessible housing options.
To stimulate below market and affordable rental housing development.
To encourage housing development that makes efficient use of established City
infrastructure and helps build vibrant, sustainable and inclusive neighbourhoods.
To better aim the City’s resources where there are gaps in the private market’s ability
to address housing needs, namely the needs of low-income households.
To encourage diverse housing options including housing for distinct and special
needs groups

2. Scope
Stakeholders involved with affordable, below market, accessible and rental housing
including non-profit organizations, private developers and property owners.
3. Definitions
Affordable Housing – housing where the cost does not exceed 30 per cent of the
household’s gross income excluding costs for utilities, parking or other related expenses.
Below Market Housing - housing for individuals and families who are at or below the
Maximum Income Thresholds. Below market rental developments are also defined as
those that provide units that are at or below Maximum Rental Rates.
Building Permit – a building permit issued by the Building Standards Branch of the City
of Regina.
Condominium – the land included in a condominium plan together with the buildings
and units and the common property and common facilities belonging to them.
City Assessor – the City of Regina City Assessor or his or her designate.
Dwelling Unit – one or more rooms that may be used as a residence, each unit having
sleeping, cooking and toilet facilities.
Dwelling Unit, Detached – a building that contains only one Dwelling Unit. Where a
Secondary Suite is a Permitted Use in a zone, a detached Dwelling Unit may also
contain a Secondary Suite subject to the regulations of The Zoning Bylaw No. 9250 as
amended from time to time.
Dwelling Unit, Duplex – a building divided horizontally into two Dwelling Units.
Effective: 01-Jan-2016
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Dwelling Unit, Semi-Detached – a building divided vertically into two Dwelling Units.
The configuration of the building can be either side to side Units or front to back Units.
Dwelling Unit, Multi – a building containing three or more Dwelling Units.
Dwelling Unit, New – a newly constructed Dwelling Unit within two years of issuance of
a building permit.
Dwelling Unit, Townhouse – a building divided vertically by a common wall into three
or more attached Dwelling Units each having a separate entrance at grade.
Executive Director – the Executive Director of the City Planning and Development
Division, or his/her designate.
Group Care Facility or Personal Care Home – a supervised residential Dwelling Unit,
licensed or approved under provincial statute, for the accommodation of persons,
excluding staff, referred by hospitals, courts, government agencies or recognized social
services agencies or health officials.
Market Ownership Units – Units constructed without requirements that purchasers
meet Maximum Income Thresholds. These are Units offered in the open market to any
buyer.
Market Rental Units – Units constructed without requirements for Maximum Rental
Rates or Maximum Income Thresholds. These are Units offered in the open market to
any tenant.
Maximum Rental Rates – as determined by the City of Regina calculated as 30 per
cent of gross income using the provincial Saskatchewan Household Income Maximums
(SHIM) for each unit size as determined by Saskatchewan Housing Corporation (SHC)
and updated annually.
Maximum Income Threshold (for Below Market/Affordable Rental Units) – the
maximum gross household income to determine eligibility for Affordable or Below Market
Rental Units established by provincial Saskatchewan Household Income Maximums
(SHIM) for each unit size by Saskatchewan Housing Corporation (SHC) and updated
annually.
Maximum Income Threshold (for Below Market/Affordable Ownership Units) – the
maximum gross household income to determine eligibility for Affordable or Below Market
Ownership Units as determined by the City of Regina based on a percentage of median
income, and with consideration of household net worth, to be updated annually.
Non-profit Housing Provider – a non-profit corporation incorporated pursuant to The
Non-profit Corporations Act, 1995, whose primary mission is to deliver Affordable and
Below Market Housing
Occupancy Permit – An Occupancy Permit issued by the City for the Unit or Units. May
include a Temporary Occupancy Permit.
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Owner-Occupied Unit – a Dwelling Unit where the registered owner of the property
resides in the unit as their residence.
Ownership Unit – a dwelling constructed for intended sale to a purchaser as a principal
place of residence including Condominium units.
Private Sector Developer – any developer or person that provides housing that does
not fit within the definition of Non-profit Housing Provider
Purpose-Built Rental Unit – a rental unit that is designed and built for rental purposes
and is not intended as an Ownership Unit. This includes semi-detached, duplex, tri-plex,
four-plex, multi-unit and apartment buildings.
Rental Unit - a Dwelling Unit for rent or lease to a tenant as a principal place of
residence.
Secondary Rented Unit – An Ownership Unit where the registered owner rents the Unit
to a tenant or tenants who are not registered as owners on the property title. Secondary
Rented Units are not Purpose-Built Rentals but intended as owner-occupied units or
investor-owned properties and include condominiums and single family homes.
Secondary Suite – a subordinate, self-contained Dwelling Unit occupying no more than
40 percent of the total gross floor area of the building, including the area of the
basement. A secondary suite may include a laneway Dwelling Unit or alternative
secondary accessory Dwelling Unit as approved by Council.
4.

Transition Provisions
Tax Incentives
Applications for Tax Exemption will be considered under the following terms:
a) For applications with a Building Permit issued after October 31, 2015 the
exemption will be based on this policy.
b) For applications with a Building Permit issued between November 1, 2013 and
October 31, 2015, the exemption will be based on the 2014 Housing Incentives
Policy approved September 22, 2014.
c) As per the 2014 Housing Incentives Policy, applications for tax exemption
grandfathered under the 2012 Housing Incentives Policy had until October 31,
2015 for completion and Occupancy Permit. After this date, no exemption shall be
provided for grandfathered units issued a Building Permit on or before October 31,
2013.
Capital Incentives
All applications for capital incentives received and conditionally approved up to and
including October 31, 2015, will be considered under the 2014 Housing Incentives Policy
approved September 22, 2014. Applications for developments approved after October
31, 2015 will be considered under this policy.
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5.

Tax Exemption Program Areas
Program Areas for all housing incentives are provided in the map in Appendix A of this policy.
Detailed maps of Areas 1 and 2 can be found in Appendix D. The percentages and terms of
each tax exemption can be found in Table 5.1 below and are summarized in Appendix C.

Table 5.1 – Tax Exemption by Program Area
Unit type

Area 1 – City
Centre

Area 2 – Inner City
& Established
Neighbourhoods

Area 3 – Developed
and New Areas

Market Rental Unit
development

5 Years, 100%

5 Years, 100%

5 Years, 100%1

Market Ownership Unit
development

3 years, 100% 2

none

none

Below Market/Affordable
Housing Rental development
(Unit must be eligible for
capital grant)
Below Market/Affordable
Ownership development
(Unit must be eligible for a
capital grant)
Detached Dwelling Unit with
a Secondary Suite

5 Years, 100%

5 Years, 100%

5 Years, 100%

5 Years, 100%

5 Years, 100%

5 Years, 100%

5 years, 25%

5 years, 25%

5 years, 25% 1

Laneway or Garden Suite

5 years, 25% 3

5 years, 25% 3

5 years, 25% 3

Eligibility and Requirements for Tax Exemptions

6.

Amount of tax incentive (percentage) and period of time for tax incentive as per Program
Areas are noted in Table 5.1 and correspond to the areas in Map 1, Appendix A.
Additional requirements are as follows:
6.1

General Eligibility
a) Tax Incentives are available for the creation of New Dwelling Units exclusively.
Developments may be new construction or conversion of an existing non-residential
building for New Dwelling Units, or for expansion of existing residential construction
that results in new residential units.

Expires October 31, 2016; no exemptions will be offered for Building Permits issued after this date.
market ownership developments must be a four-unit building or more.
3 Council approved pilot projects for laneway suite, garden suite or alternative secondary accessory
Dwelling Unit only. 25 per cent exemption on entire property represents approximate value of the suite.
1

2 Eligible
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b) Eligible Rental Units must be Purpose Built Rental Units. Secondary Rented Units
are not eligible for tax incentives in that an Ownership Unit (Condominium or House)
rented to tenants as a Rental Unit is not eligible for incentives under this policy.
c) Eligible Market Rental Units must be in a two-unit building or more in Areas 1 and 2
in an R2 zone or higher as defined in Zoning By-law No. 9250, and a four-unit
building or more in Area 3.
d) Tax exemptions for Market Rental Units and Secondary Suites in Area 3 will expire
after October 31, 2016. Applications with a valid Development or Building Permit
must be submitted on or before this date. Exemptions will not be offered for
developments with Building Permits issued after this date. After this date, only
Affordable Rental Units in Area 3 that qualify for a capital grant under Section 7 of
this Policy to be eligible for a five year, 100 per cent exemption.
e) With the exception of renovations to create a Secondary Suite pursuant to clause f),
renovations of existing residential units will not be eligible for tax incentives.
f)

For tax exemptions for a Secondary Suite, the suite must be a new suite in a newly
constructed Detached Dwelling Unit or the addition of a new Secondary Suite within
an existing Detached Dwelling Unit (renovation must create a suite where one did
not previously exist). A Laneway Dwelling Unit or alternative secondary accessory
Dwelling Unit may qualify if approved by Council as part of a pilot project.

g)

Secondary Suites must be rented for the full term of the exemption and are subject
to the same eligibility requirements as other Rental Units within the Housing
Incentives Policy.

h) A two-unit building in an R1 or R1A in Regina Zoning By-law No. 9250, as amended,
is eligible for a 25 per cent Secondary Suite exemption regardless of whether both
units are rented and may not qualify for 100 per cent exemption as a two-unit rental
building since a Duplex and Semi-Detached building are not permitted in an R1 or
R1A zone.
i)

Ownership Units must qualify for capital grants under Section 7 of this Policy in order
to be eligible for a five year, 100 per cent tax exemption as Below Market/Affordable
Ownership Units.

j)

Group Care Facilities or Personal Care Homes are not eligible for assistance under
this policy.

k) Incentives are not provided where a designated heritage building has been
demolished.
l)

Ownership Units owned or held by Private Sector Developers are not eligible to
receive tax exemptions unless the following conditions are met: 1) the Ownership
Units must be sold to individuals and then the individuals are provided with the
exemption; 2) the Ownership Units must be occupied by the individual or individuals
listed on the certificate of title as the owners; and 3) the Unit must be the owner’s
primary residence.
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m) For a mixed-use, residential-commercial development, only the residential portion of
the development is eligible based on the exemptions for residential Units outlined in
Table 5.1.
n) The City Assessor shall conclusively determine the portion of the development and
individual residential Units to be exempted including calculation of any percentage or
proportion and the determination of any use or cost.
o) To be eligible, Units must comply with all applicable laws and policies.
p)

Properties that have taxes or other charges past due to the City of Regina are not
eligible for support under this policy. Properties are not eligible if taxes or other
charges are owed to the City of Regina by the applicant. Taxes and other charges
must be paid during the construction phase. Also, local improvement charges and
non-exempt portion of levies and other charges to tax accounts must be paid in the
year due to remain in good standing.

q)

Where a development is also eligible for tax exemption under the City’s Municipal
Incentive for the Preservation of Heritage Properties (MIPPHP) program, the full
benefit under both policies may be provided. Exemption under the Heritage Incentives
Policy will be provided first unless otherwise approved by the Executive Director.
MIPPHP is a separate policy document and must be applied for concurrent with
application for Housing Incentives.

r)

Tax incentives provided under this policy may be eligible to stack programs and
incentives through Provincial and Federal governments.

s) Below Market/Affordable Housing Ownership and Rental Units in all Areas may be
eligible for capital incentives under the Housing Incentives Policy as per Section 7.
6.2 Tax Exemption Application Requirements
a)

To be eligible, applications must be made while development is underway with a
valid Development or Building Permit and will not be accepted retroactively once
development is complete and Occupancy Permit has been issued. Relaxation of this
requirement is at the discretion of the Executive Director.

b)

Developments of four units or more should consider the Development Design
Criteria, Appendix B in this policy.

6.3 Tax Exemption and Reporting Requirements
a)

Dwelling Units must obtain a final Occupancy Permit before the tax exemption is
applied. For a new Secondary Suite in an existing building, a Letter of Completion
will serve the purpose of a final Occupancy Permit.

b)

The tax exemption for the development will begin on January 1 of the year
following the approval of the application for tax incentives. The date for
commencing the exemption for the development may be deferred for one year at
the sole discretion of the Executive Director.
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c)

Market Rental Units must remain rental for ten years and shall not be eligible for
conversion to Condominiums during this time.

d)

For Rental Units, tax exemptions may be transferred to a new owner under the
same terms and conditions as the approved exemption and subject to the new
owner entering into an assignment agreement.

e)

For Ownership Units, tax incentives are non-transferable except in Area 1.

f)

Units or developments that cease to meet the eligibility criteria in this policy and the
conditions of the exemption agreement for the development shall be fully taxable in
the year in which the breach of conditions occurs and in all subsequent years. In
addition, the tax exemption may be revoked for a Unit receiving a capital grant in any
year in which the terms of the capital grant have not been met.

7. Capital Grant Incentives Program
A capital contribution may be provided from the Social Development Reserve for
housing developments that meet the policy criteria as outlined below. Capital
contributions described in this policy will be considered on a case-by-case basis.
Program areas for all housing incentives are provided in the map in Appendix A of this
policy. Detailed maps of Areas 1 and 2 can be found in Appendix D. The amount of
capital grant can be found in Table 7.1 below and is summarized in Appendix C.

Table 7.1 – Capital Grants by Program Area
Unit Type
Below Market/Affordable
Housing Rental
development 1
Maximum Rental Rate and
Maximum Income
Threshold qualifications
apply.
Below Market/Affordable
Housing Ownership
development 2 3
Maximum Income
Threshold qualifications
apply.

Area 1 – City
Centre
$20,000 per unit
$25,000 per unit
for units with 3
Bedrooms or
more

Area 2 – Inner City
& Established
Neighbourhoods
$20,000 per unit
$25,000 per unit
for units with 3
Bedrooms or more

$10,000 per unit

$10,000 per unit

$15,000 per unit
for units with 3
Bedrooms or
more

$15,000 per unit
for units with 3
Bedrooms or more

Area 3 – New and
Developed Area
Non-profits:
$20,000 per unit
$25,000 per unit for units
with 3 Bedrooms or more
Private developers:
$10,000 per unit.
$15,000 per unit for 3 BR
or more
$10,000 per unit
$15,000 per unit for units
with 3 Bedrooms or more

1 Two-unit

building minimum for non-profits; four-unit building minimum for Private Sector Developers.
for ownership units for Private Sector Developers will only be provided if funding remains.
3 No unit minimum for non-profits; four-unit building minimum for Private Sector Developers.
2 Grants
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8. Eligibility and Requirements for Capital Grants
8.1

General Eligibility
a) Residential units in all Areas from the Map 1, Appendix A of this policy are eligible
for capital incentives subject to the grant amount and requirements in Table 7.1
b) Capital grants apply for the creation of new Dwelling Units exclusively. Renovations
of existing residential units will not be eligible.
c) Eligible Affordable/Below Market Housing Dwelling Units and building types include:
1. For newly constructed Purpose Built Rental Units, see section 8. 1. d), 8.1 e) and
8. 1. h) for rental rate and income requirements and Table 7.1 for grant amount
and building unit minimums.
2. For newly constructed Ownership Units, see section 8. 1. f), 8. 1. g) and 8. 1. h)
for requirements and Table 7.1 for grant amount and building unit minimums.
3. Rental or Ownership Units created through the conversion of a nonresidential building. See sections 8. 1. d), 8.1.e), 8. 1. f) 8.1. g) and 8.1 h) for
requirements and Table 7.1 for grant amount and building unit minimums.
d) Eligible Below Market/Affordable Housing Purpose Built Rental developments are
those that provide Dwelling Units to individuals or families whose income is at or
below the Maximum Income Threshold requirements and offered at rental rates that
are at or below the Maximum Rental Rate requirements for five years or more.
e) Below Market/Affordable Housing Purpose Built Rental developments must be a twounit building or more for Non-profit Housing Providers and a four-unit building or
more for Private Sector Developers.
f)

Eligible Below Market/Affordable Housing Ownership Units are those sold to
purchasers who are individuals or families who are at or below the Maximum Income
Threshold and where the capital grant is transferred to the purchaser. The purchaser
cannot currently own a residential property other than the property that is subject to
the grant.

g) For Below Market/Affordable Housing Ownership Units there is no Unit minimum for
Non-profits Housing Providers and a four-unit building minimum for Private Sector
Developers.
h) Non-profits and Private Sector Developers are eligible. However, the following limits
apply:
1. Priority will be given to the Non-profit housing developments. Non-profit
Housing Providers can apply for capital incentives up to a maximum of 80
grants total per calendar year (January-December). Relaxation of this
requirement is at the discretion of the Executive Director.

Effective: 01-Jan-2016

Page 8
Last Review: September 22, 2014

2. Private Sector Developers can apply for capital incentives up to a maximum
of 40 grants total per calendar year (January-December). Relaxation of this
requirement is at the discretion of the Executive Director.
i)

Group Care Facilities and Personal Care Homes are not eligible for capital
incentives.

j)

Secondary Rented Units are not eligible for capital incentives

k) Secondary Suites are not eligible for capital incentives including a laneway Dwelling
Unit or alternative secondary accessory Dwelling Unit.
l)

Capital incentives may be provided in addition to or in lieu of property, tax exemption
or other in-kind assistance.

g)

Where a person owes taxes or other charges to the City on any properties owned by
that person, that person is not eligible to receive capital grant incentives under this
Policy. In addition, where a person has received a capital grant incentive and has
subsequently failed to pay taxes or other charges owing to the City, any tax
exemptions that person is receiving shall be revoked.

m) Incentives are not provided where a designated heritage building has been
demolished.
n) To be eligible, Units must comply with all applicable laws and policies.
o) Capital incentives may be used in conjunction with Provincial and Federal programs
with the exception of the provincial Capital Rental Subsidy program and any future
provincial programs that duplicate the City’s capital grants program as determined
by the Executive Director. At the discretion of the Executive Director, exception may
be made for Non-profit Housing Providers who can ensure long-term affordability of
Units.
8.2 Capital Grant Application Requirements:
a)

To be eligible, applications must be made while development is underway with a
valid Development or Building Permit and will not be accepted retroactively once
development is complete and Occupancy Permit has been issued. Relaxation of
this requirement is at the discretion of the Executive Director.

b)

Projects of four units or more must address the Development and Design Criteria
Scorecard, Appendix B in this policy to qualify for the Below Market/Affordable
Capital Housing Incentives.

c)

Applications submitted by Non-profit Housing Organizations may be submitted any
time between January 1 to October 31 to be considered that year and will be
evaluated on a first-come, first serve basis.

d)

Applications submitted by Private Sector Developers must be submitted and
deemed complete by Administration before November 1 to be considered for
incentives that year. All Applications received will be evaluated and prioritized
using the Development and Design Criteria Scorecard found in Appendix B.
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e)

Prioritization of funding will be based on Scorecard results with Non-profits given
prioritization for funding until October 31 of each year. Private Sector Developer
applications will be considered and prioritized based on Development and Design
Criteria Scorecard found in Appendix B starting November 1 of each year and
based on available funding.

8.3 Disbursement and Reporting Requirements:
a)

Capital incentives will be awarded after a final Occupancy Permit is issued and the
requirements for affordability are met. Temporary Occupancy Permits will only be
considered for phased projects.

b) Capital grants for all units in a development will be dispersed in one payment upon
completion.
c)

For Below Market/Affordable Housing Rental Units, Maximum Rental Rates and
Maximum Income Thresholds will be confirmed on an annual basis for five years
through an affidavit stating that all units in the development are at or below the
Maximum Rental Rates and rented to households that meet Maximum Income
Thresholds as established by the City of Regina and updated annually. Maximum
Income Thresholds must be confirmed for any new tenant.

d) Below Market/Affordable Housing Rental Units must remain rental for a minimum
of 15 years after the issuance of the Occupancy Permit and shall not be eligible for
conversion to Condominiums during this time.
e) For Below Market/Affordable Housing Ownership Units, affordability will be
confirmed through affidavit stating that purchaser of the unit has a household
income at or below the Maximum Income Threshold.
f)

Capital grants may be transferred to new owner where grant payment has not yet
been issued provided a new owner enters into a new legal agreement with the City
of Regina and meets all requirements of the capital grant.

9. Development and Design Criteria
Developments of four units or more including single buildings, planned group
developments and multi-unit housing forms must complete a Score Card (Appendix B)
and submit it with an application for Capital Incentives. Applications for Tax Exemption
are asked to consider the Design and Development Criteria. Criteria in the Score Card
are drawn from the Design and Development Criteria of the 2013 Housing Incentives
Policy as well as relevant policies of Design Regina: The Official Community Plan Bylaw
No. 2013-48 (OCP). In addition, redeveloped school sites are subject to the "School Site
Re-Use Guidelines" (Appendix B of the OCP).
Prioritization of funding will be based on Scorecard results with Non-profit Housing
Providers receiving first priority until October 31 of each year. Should applications
exceed allocated funds Scorecard criteria will be used to evaluate applications for
existing funding. Applications may be denied at the discretion of the Executive Director.
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For conversions of non-residential buildings, ground floor commercial development must
be retained in multi-floor buildings. Renovation must also endeavour to preserve
important historic features of the building. Relaxation of these requirements is at the
discretion of the Executive Director based on substantial, undue hardship.
10.

Roles & Responsibilities
The Executive Director in his or her sole discretion conclusively determines compliance
with the eligibility criteria for tax and capital incentives under this policy. The Executive
Director is authorized to approve any capital contribution agreements entered into
pursuant to this Policy.
The maximum yearly expenditure from the Social Development Reserve shall be two
million five hundred thousand dollars.
Amendments to the Housing Incentives Policy made from time to time require approval
by City Council.

11.

Authority
Subsection 262(4) of The Cities Act provides authority for City Council by bylaw to enter
into an agreement subject to any terms and additions the Council may specify for the
purposes of exempting land from taxation for a period of not more than five years.

12.

Related Forms – Tax and Capital Incentives
An application should be made by completing one of the following application forms:
Housing Incentives Policy: Tax Incentives Application for Market Rental and Ownership
Housing Incentives Policy: Secondary/Laneway Suite
Housing Incentives Policy: Tax Incentives Application for Affordable Ownership Units
Housing Incentives Policy: Tax Incentives Application for Affordable Rental Units
Housing Incentives Policy: Capital Incentives Application

13.

Reference Material
This policy supports objectives and policies established by Council through Design
Regina: The Official Community Plan Bylaw No.2013-48 (OCP) including inner-city
revitalization, growth management and economic development, below market and
special needs housing, compatible infill, and cost effective, sustainable development.
The City of Regina acknowledges a Consultant’s Final Report, The Comprehensive
Housing Strategy, submitted to the City of Regina in February 2013 and its
recommendations regarding revisions to the Housing Incentives Policy.

Effective: 01-Jan-2016

Page 11
Last Review: September 22, 2014

Program Areas for Housing Incentives Policy

APPENDIX A

Map 1 – Program Areas
Program areas identified on this map dictate eligibility for tax exemptions and capital grants.
Detailed maps for Area 1 and Area 2 are included in Appendix D.
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APPENDIX B
Score Card - Design and Development Criteria
Developments of four units or more including single buildings, planned group developments
and multi-dwelling housing forms must complete this Score Card and submit it with an
application for Capital Incentives. Criteria are drawn from the Design and Development
Criteria of the Housing Incentives Policy (November 2013) as well as relevant policies of Design
Regina: The Official Community Plan Bylaw No. 2013-48 (OCP). In addition, redeveloped
school sites are subject to the "School Site Re-Use Guidelines" (Appendix B of the OCP).
Prioritization of funding will be based on Scorecard results with Non-profits Housing Providers
receiving first priority until October 31 of each year. Should applications exceed allocated funds
Scorecard criteria will be used to evaluate applications for existing funding. For each criteria,
partial credit cannot be applied unless specified within the criteria. Applicants may be asked
for further information or documentation to prove that they meet the requirements set out below.
While the applicant is asked to fill out and submit this form with its application, the final
evaluation and determination of the points for each category shall be conclusively determined
by the Executive Director.
DEVELOPMENT FEATURES

Housing Needs

Building and
Urban Design
Elements

Effective: 01-Jan-2016

50% of units are either: 1) Modest housing (units equal
to or less than 500 Square Feet) or 2) Large units for
families (3 BR or more). 50% of units must be either
unit type to receive points.
Needs based accommodation.15 points are assessed
for developments that target any of the following
populations: Aboriginals, At-risk youth, persons with
specific needs, or seniors.
Accessible, barrier free design principles (wheelchair
accessible buildings, units and bathrooms) of 10% or
more of units (5% is required for multi-unit rental as per
The Uniform Building and Accessibility Standards
Regulations)
Below Market Rental Housing development
On-site support service included (e.g.: counselling, day
care) 2
Street level activity/pedestrian comfort/safety: two
points if one of the following is met: a) porches or
programmed amenity space (e.g. benches, play
equipment, bike racks, etc.); b) there is interface with
the street such as low or no fences; c) ground floor
commercial development has been included or retained
in mixed-use building
Façade design: Building design includes variation in
massing, materials or colour and avoids use of blank
walls that are visually prominent.3
Open site design: three points will be earned if either is
met: a) there is continuity of the existing street and lane
grid; b) the development’s front facades do not turn
back on adjacent houses, street or other buildings

POTENTIAL
POINTS

EARNED
POINTS1

5

15

10
10
5

3
3

3
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Parking
Facilities

Adaptive Reuse/Infill

Complete
Neighbourhoods

Sustainable
Design

Active/weather-compatible amenity space and
landscaping: one point if either of the following is met:
a) 15% or more amenity space (minimum of 10%
required as per Zoning Bylaw No. 9250) for 20 or more
units (includes amenities for children, families, seniors,
etc.); b) landscape improvements in excess of minimum
requirements (significant addition or conservation of
trees, hedges, bushes, shrubs)
Construction uses and skill development and training
initiatives recognized by the Saskatchewan
Apprenticeship and Trade Certification Commission or
under a Ministry of Economy Labour Market
Development Program
Parking/vehicular access is by the rear lane. Where no
rear lane exists, the any front yard parking is screened
by the residential buildings or landscaping.
Enclosed or covered bicycle parking in excess of 10% of
units (5% is required for multi-unit as per City of Regina
Zoning Bylaw No. 9250)
On-site Car Share or Bicycle Share for tenants 4
Building Adaptive Re-use for conversion of a nonresidential building to residential use
Infill on a previously developed vacant or brownfield site
in an established residential or mixed-use
neighbourhood.
Access to nearby public transit (within 400 m of a transit
stop) 5 6
Access to nearby licensed child care (within 1000 m of
licenced child care centre) 6
Access to nearby employment opportunities or shopping
facilities (within 1000 m of commercial district) 6
Access to nearby green public space (within 500 m to a
public park) 6
Access to nearby leisure facilities (within 1000 m of a
public leisure centre) 6
Access to nearby schools (within 500 m of an
elementary, secondary or high school) 6
On-site renewable energy generation
One point is earned for outdoor landscaping or irrigation
systems that meet one of the following requirements: (a)
an irrigation system that uses grey water (b) an irrigation
system equivalent for water capture, storage and reuse;
or (c) permeable pavement
LEED certified or LEED shadow building 7
Green roof or passive solar design

TOTALS
MINIMUM TO QUALIFY FOR CAPITAL INCENTIVES
CITY EVALUATION

1

4
1
1
3
2
5
5
5
5
2
2
2
1

1
5
1
100
30
completed by staff

Partial points are not permitted unless otherwise noted. In other words, in each category if the applicant meets that
requirement they are assessed the full number of potential points for that item. So for example if the development
targets Aboriginal residents the development would get the full 15 points. It is not necessary for the development to
target all needs based accommodation listed in order to get the full 15 points.
1
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2

If unsure of whether a proposal satisfies the criteria contact Neighbourhood Planning staff.

Administration may require that the Applicant provide a written brief describing how the façade has been designed
to meet this criteria.
3

For a car share, an agreement with Regina Care Share or equivalent is required; for a bike share program
documents including a program description, membership requirements and other operational details are necessary to
receive points.
4

5

Project is eligible if the subject property is within 400m of a planned transit stop in an approved Concept Plan.

6

Based on the travel distance of a pedestrian using existing sidewalks or public pathways.

7

LEED certification or LEED shadow documentation required to confirm.
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APPENDIX C

Summary of Housing Incentives by Area
Area 1 – Tax Exemption
Unit Type

Tax exemption

Market Rental Unit developments:
 2-unit building minimum
 Located in an R2 zone or higher

5 years, 100%

Market Ownership Unit developments:
 4-unit building minimum

3 years, 100%

Laneway housing or garden suite
 Council approved pilot projects only

5 years, 25%

Secondary Suite
 Secondary Suite added to a new or existing house
 Includes a 2-unit rental in an R1 or R1A zone

5 years, 25%

Affordable Housing rental developments
 Units must be eligible for capital grants to qualify

5 years, 100%

Affordable Housing ownership developments
 Units must be eligible for capital grants to qualify

5 years, 100%

Area 1 – Capital Grants
Unit Type
Affordable rental developments
 2-unit building minimum for Non-profit Housing Providers
 4-unit building minimum for Private Sector Developers
 Units must be in an R2 zone or higher
 Maximum Rental Rates and Income Thresholds apply

Capital Grant
$20,000/unit

Affordable ownership developments
 No unit minimum for non-profits
 4-unit building minimum for private developers
 Maximum Income Thresholds apply
 Grants for Ownership Units for Private Sector Developers
will only be provided if funding remains.

$10,000/unit

Effective: 01-Jan-2016

$25,000 for 3
Bedrooms or more

$15,000 for 3
Bedrooms or more
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Area 2 – Tax Exemption
Unit Type

Tax exemption

Market Rental Unit development
 2-unit building minimum
 Unit must be in an R2 zone or higher

5 years, 100%

Market Ownership Unit development

None

Laneway housing or garden suite
 Council approved pilot projects only

5 years, 25%

Secondary Suite
 Suite added to a new or existing house
 Includes a 2-unit rental in an R1 or R1A

5 years, 25%

Below Market/Affordable Housing rental developments
 Units must be eligible for capital grants to qualify

5 years, 100%

Below Market/Affordable Housing ownership developments
 Units must be eligible for capital grants to qualify

5 years, 100%

Area 2 – Capital Grants
Unit Type
Below Market/Affordable Housing rental developments
 2-unit building minimum for Non-profit Housing Providers
 4-unit building minimum for Private Sector Developers
 Unit must be in an R2 zone or higher
 Maximum Rental Rates and Income Thresholds apply

Capital Grant
$20,000/unit

Below market/Affordable ownership developments
 No unit minimum for Non-profit Housing Providers
 4-unit building minimum for Private Sector Developers
 Maximum Income Thresholds apply
 Grants for ownership units for Private Sector Developers
will only be provided if funding remains.

$10,000/unit

Effective: 01-Jan-2016

$25,000 for 3
Bedrooms or more

$15,000 for 3
Bedrooms or more
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Area 3 – Tax Exemption
Unit Type

Tax exemption (new)

Market Rental Unit developments
 4-unit building minimum
 Expires October 31, 2016. No exemptions for Building
Permits issued after Oct 31, 2016.

5 years, 100%

Market Ownership Unit developments

None

Laneway housing or garden suite
 Council approved pilot projects only

5 years, 25%

Secondary Suite to a new or existing house
 Suite added to a new or existing house
 Includes a 2-unit rental in an R1 or R1A
 Expires October 31, 2016. No exemptions for Building
Permits issued after Oct 31, 2016.

5 years, 25%

Below Market/Affordable Housing rental developments
 Units must be eligible for capital grants to qualify.

5 years, 100%

Below Market/Affordable Housing ownership developments
 Units must be eligible for capital grants to qualify.

5 years, 100%

Area 3 – Capital Grants
Unit Type
Below Market/Affordable Housing rental developments
 2-unit building minimum for Non-profit Housing Provider
 4-unit building minimum for Private Sector Developers
 Units must be in an R2 zone or higher
 Maximum Rental Rates and Income Thresholds apply

Capital Grant
$20,000/unit; $25,000
for 3 Bedrooms or more
for Non-Profit Housing
Provider;

Below Market/Affordable Housing ownership developments
 No unit minimum for Non-profit Housing Providers
 4-unit building minimum for Private Sector Developers
 Maximum Income Thresholds apply
 Grants for ownership units for Private Sector Developers
will only be provided if funding remains.

Effective: 01-Jan-2016

$10,000 for Private
Sector Developers;
$15,000 for 3
Bedrooms or more
$10,000/unit
$15,000 for 3
Bedrooms or more
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Additional eligibility requirements:
1.

Non-profit Housing Providers will be limited to 80 grants per calendar year total (JanuaryDecember). Private Sector Developers can apply for capital incentives up to a maximum
of 40 grants per calendar year total (January-December). Relaxation of this requirement is
at the discretion of the Executive Director.

2.

All developments of four units or more are required to complete the Development and
Design Criteria Scorecard in Appendix B. Prioritization of funding will be based on
Scorecard results.

3.

Priority will be given to the Non-profit Housing developments. Once funding has been
allocated to eligible Non-profit Housing Providers, funds will be prioritized to Private Sector
Developers after October 31. Prioritization of funding will be based on Scorecard results.

4. For Below Market/Affordable Housing Rental Units, Maximum Rental Rates and Maximum
Income Threshold will be confirmed on an annual basis for five years. Maximum Income
Threshold must be confirmed for any new tenant.
5. Market Rental Units shall not be eligible for conversion to Condominiums for ten years
after the issuance of the Occupancy Permit
6. Below Market/Affordable Housing Rental Units will remain rental and shall not be eligible
for conversion to Condominiums for 15 years after the issuance of the Occupancy Permit.
7. For Ownership Units, affordability will be confirmed through affidavit stating that purchaser
of the unit has a household income at or below the Maximum Income Threshold.

Effective: 01-Jan-2016
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Map 2 - Detailed map of Area 1

Effective: 01-Jan-2016
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Map 3 - Detailed map of Area 2

Effective: 01-Jan-2016
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APPENDIX B

Table 1: Total Capital Grant Contribution (2013-2015)
YEAR

RENTAL
UNITS

OWNERSHIP
UNITS

TOTAL

TOTAL
COMMITMENT

2013
2014
2015 1
TOTAL

COMMITMENT BY PROGRAM AREA
AREA 1
AREA 2
AREA 3

64
22
57
143

114
118
73
305

178
140
130
448

0
0
0
0

$1,910,000
$1,945,000
$1,950,000
$5,805,000

$1,120,000
$925,000
$1,200,000
$3,245,000

$790,000
$1,020,000
$750,000
$2,560,000

Table 2: Total Municipal Tax Exemptions Approved (2013-2015)
YEAR

RENTAL
UNITS

OWNERSHIP
UNITS

DOWNTOWN
UNITS

SECONDARY
SUITES 2

TOTAL

2013
2014
2015
TOTAL

120
454
867
1441

41
118
57
216

0
5
49
54

N/A
N/A
16
16

161
541
1025
1727

1st YEAR
EXEMPTION
VALUE

$234,229
$354,959
$591,647
$1,180,835

PROJECTED
FULL VALUE
OF
EXEMPTION 3

TAXABLE
ASSESSMENT

$1,280,860
$1,941,061
$3,235,368
$6,457,289

$14,968,270
$46,561,730
$89,744,250
$151,274,250

Table 3: Past and Projected Annual Value of Municipal Tax Exemptions (2012-2020)
PROJECTED ANNUAL EXEMPTIONS 3 4

PREVIOUS ANNUAL EXEMPTIONS
YEAR

2012

AMOUNT $552,19
8

2013

$638,60
5

2014

$943,93
7

2015

$1,576,91
8

2016

$2,019,21
6

2017

$1,802,39
4

2018

$1,636,71
6

2019

$1,357,95
7

2020

$665,90
3

Based on approved Capital Grant applications as of July 30, 2015. Administration anticipates the total $2.5 annual budget will be
committed for 2015.
2
Secondary Suite Tax Exemption Program established in 2014.
3
Assumes a 3% increase in mill rates year over year.
4
Projection anticipates an additional 1,025 units will be approved for tax exemptions beginning in 2016. As of July 30, 2015,
Administration has received
tax exemption applications for 910 units.
1

APPENDIX C
Policy Amendments
Based on the evaluation of housing data and the current policy, as well as feedback received from internal and
external stakeholders, the following revisions are being considered. A map of program areas has been included
at the end of this document.
Program areas - Current Policy
Five program areas

Tax Exemptions - Current
Policy
Tax exemptions (5 years, 100 %)
for market rental units in all
Areas of the City

Tax exemption (5 years, 100%)
for market ownership units in
Downtown and Warehouse
($7,500 cap)

Proposed Amendment
Three program areas:
 Area 1: Downtown/Warehouse/
Centre Square
 Area 2: Core Established
Neighbourhoods
 Area 3: Established, New and
Developing Neighbourhoods.
Proposed Amendment

Rationale
 Programs areas will be
simplified and combined for
ease of administering the
policy and to align with
OCP growth plan and
housing data analysis.

Areas 1 and 2:
Tax exemption (5 years, 100 %)
market rental developments would
continue.



Area 3:
Tax exemption (5 years, 100 %) for
market rental developments would
continue until October 31, 2016.
Applications with a valid building
permit must be submitted by this date
to be eligible for a tax exemption.
Area 1:
Tax exemption for market ownership
units reduced to 3 years, 100% with
no cap.



Rationale







Tax exemption for affordable
Tax exemption for affordable rental
rental and ownership
and ownership developments in
developments in Areas 1, 2 and 3 Areas 1, 2 and 3 for units approved
for capital grants.



Partial tax exemption (5 years,
25%) for secondary suite or
laneway suite added to a new or



Areas 1 and 2:
Tax exemption (5 years, 25%) for
secondary suites would continue.



Align with the
intensification policies of the
OCP and CHS.
Aligns with housing data for
areas in core housing need,
aging housing stock and
areas with low rental
vacancy rates.
Increasing rental vacancy
rate in greenfield areas;
additional rental supply not
required.
Transition would provide
time for developers to apply
for current projects.
Housing diversity is needed
in the inner core and to align
with the OCP to encourage
residential development in
the City centre; however,
incentives should prioritize
market rental over
ownership units.
$7,500 cap was
administratively
complicated to administer.
Address need for affordable
rental housing for those in
core housing need.
Align with units receiving
capital grants.
Align with the policies of
the OCP and CHS for infill.

existing home in Areas 1, 2 and
3.


Area 3:
Tax exemption (5 years, 25%) for
secondary suites would continue until
October 31, 2016. Applications with
a valid building permit must be
submitted by this date to be eligible
for a tax exemption.



Partial tax exemption (5 years,
25%) for secondary suite or
laneway suite added to a new or
existing home in Areas 1, 2 and
3.

Areas 1, 2 and 3:
Tax exemption (5 years, 25%) for
laneway suite for pilot projects only.



Capital grants - Current Policy
Capital grant from $15,000/unit
for all below market rental
housing in all Areas of the city.

Proposed Amendment
Areas 1 and 2:
 Increase capital grant to
$20,000/unit (and to
$25,000/unit for 3 BR or more)
for all below market rental
developments.

Area 3:
 Increase capital grant to
$20,000/unit (and to
$25,000/unit for 3 BR or more)
for affordable rental
developments by non-profit
housing providers.
 Decrease capital grant to $10,000
(and to $15,000/unit for 3 BR or
more) for below market rental
for private sector development
Capital grant from $15,000/unit
for all affordable ownership
housing in all Areas of the city.



Aligns with housing data for
areas in core housing need.
Increasing rental vacancy
rate in greenfield areas.
Transition would provide
time for developers to apply
for current projects.

Support for laneway suite
pilot projects as part of the
infill and laneway housing
guidelines project as per the
Intensification work plan
(OCP).
Rationale
 Need for affordable rental
housing
 Areas with identified
affordable housing need and
aging housing stock
 Larger units (3 BR or more)
identified as needed for
families.
 Pro formas analysis
commissioned by
Administration confirmed
that the increase in the
capital grant amount for
affordable rental projects is
warranted.
 Limited funds must be
prioritized to areas where
affordable housing need is
greatest.
 Larger units (3 BR or more)
identified as needed for
families.

Decrease capital grant to

$10,000/unit (and to $15,000/unit for
3 BR or more) for affordable
ownership development by non-profit 
housing providers in all Areas of the
city.

Maintain grant contribution
to non-profits (Habitat for
Humanity).
Larger units (3 BR or more)
identified as needed for
families.

Decrease capital grant from to
$10,000/unit (and to $15,000/unit for
3 BR or more) for affordable
ownership by private developers (for
profit) in all Areas of the city and
consider applications only if funding
remains.







Affordable Ownership income
eligibility based on
Saskatchewan Household
Income Maximum ($78,400 in
2015)

Prioritization of funds for nonprofit developers

1

For households with dependents,
base income threshold those earning
less than 80% of the City’s Median
Income ($72,960 in 2016)
For households without dependents,
lower eligible income threshold by
$10,0001 ($62,960 in 2016)
 Funds will be prioritized for nonprofit organizations.
 Prioritization of remaining funds
will be based on a scorecard to
assess a project’s strength in
aligning with the objectives of
the HIP, CHS and OCP.
 Grants for ownership will be
prioritized last for private
developers to ensure that grant
funding is first committed for
below market rental
developments and non-profit
organizations.

$10,000 is based on annual costs associated with raising a child.

Refocus grants to prioritize
affordable rental housing
over ownership housing
Limited funds must be
prioritized to greatest need.
Increasing inventory of
ownership housing on the
market and a leveling off of
home prices.
Home ownership not
identified as a critical
housing need.

A ‘Made-in-Regina’
approach as it only uses
income data from the City,
not the entire province
 Recognizes that entry level
real estate for households
with dependents is greater
than without
 Non-profit organizations
have a mission to create
affordable housing and
maintain it for the longterm.
 Non-profits are focused on
tenants with greatest
housing need.
 Scorecard provides a tool
for evaluating applications
based on policy objectives
of the HIP, CHS and OCP.


APPENDIX D
Current Program Area

Proposed Program Area

AREA 1: City Centre
- Merging Downtown and
Warehouse Areas which share
same incentive programs
- Expanding to include Centre
Square as per OCP
Intensification policies

AREA 2: Inner City & Established Neighbourhoods
- Merging Inner City and Established Neighbourhood areas which share same
incentive programs
- Expanding boundary to include entire Boothill, All Ritchie, Northeast,
Coronation Park and Regent Park Neighbourhoods
- Adding Gladmere Park to include Wascana Park Estates rental housing
development
- Adding Normanview and Normanview West, which have low vacancy rates

AREA 3:
Developed and
New Areas
No change

City of Regina – Facilitated Session Report
Housing Incentives Policy Stakeholder Consultation
Final Report
May 21, 2015
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May 21, 2015

Attention:

Jennifer Barrett, Senior City Planner
City of Regina

Dear Jennifer Barrett:
Please accept this letter and attachments as the final consultant report regarding facilitation
services provided May 4, 2015 through May 6, 2015. The report provides a background and
overview of the sessions and an analysis of key themes from the session. Appended to the
report are the participants’ written feedback, and a transcript of the facilitation session.
Thank you for the opportunity to work with the City of Regina. We truly enjoyed the sessions
and appreciated the opportunity to support this important initiative. Please feel free to contact
me if you have any questions or require further facilitation/advisory support.
Respectfully submitted,

Valerie Sluth, Managing Principal
Praxis Consulting Ltd.
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Background
Praxis Consulting was engaged to facilitate three stakeholder consultation sessions regarding the
Housing Incentives Policy (HIP). Sessions were held at the City of Regina on May 4, 2015 through May 6,
2015. In preparation for the sessions, Praxis met with City of Regina staff to establish the following
session objectives and facilitation approach.
Objectives:
1.
2.
3.
4.
5.

Assess the effectiveness of HIP since 2013 in achieving the HIP policy objectives
Refocus incentives to encourage the development of housing for those in the greatest need
Evaluate whether certain incentives are still required based on current market conditions
Ensure that municipal funding for the HIP is stable and sustainable for the short and long term
Identify ways in which the implementation of the HIP can be improved for both applicants and
administration

Stakeholder Representation
The invited stakeholders were classified into two main categories: 1) Market rental providers, and 2)
affordable housing providers. Different sessions were held for each category to ensure participants
were comfortable providing feedback. Representation from each category is provided in Table 1.
Table 1 – Stakeholder category representation.
Developers of market rental
units
Group 1: May 4, 2015

Private or non-profit developers of affordable rental
and ownership housing
Group 2: May 5, 2015
Group 3: May 6, 2015

Boardwalk REIT

Sundog Developments

Porchlight Developments

Deveraux Developments

Gabriel Housing Corp

Ranch Ehrlo Society

Harvard Developments

Saskatchewan Housing Corp.

NewRock Developments

Homes by Dream

Silver Sage

Eden Care Communities

Northern Property REIT

Namerind Housing Corp

King Edwards Apartments Inc.

Habitat for Humanity

Gustafson Enterprises

PR Investments Inc.

Trademark Homes
Regina & Region Home Builders’
Association

Session Design
Each session was held in a meeting room at the City of Regina, with tables established in a U-shaped to
maximize collaboration among participants. City of Regina representatives served as session observers
and provided information as requested by the facilitator to ensure conversations were based on
accurate data. City staff sat at the back of the room so as to ensure an observer status.
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The agenda flowed as follows:




Introductions, an overview of the agenda, and description of roles from the facilitator
A brief presentation from a City of Regina representative on the current housing conditions and
uptake of the HIP incentives since 2013; and
A facilitator-led discussion related to five or six questions. Respondent answers were made visible
to all participants via a projector screen, with the opportunity for participants to correct or reframe
individual responses to better align with their feedback.

Results
Facilitation Question #1A – Objectives 1 & 2
Reflect on your experience with the HIP since 2013, in your opinion what is working well about the
Policy? Consider the following areas: Administration of the incentive programs, effectiveness in
supporting those in need, achieving policy objectives, other?
Key themes among all groups




Participants expressed satisfaction with the simplicity of the HIP as well as the excellent customer
service from City of Regina staff.
Participants acknowledged the HIP has promoted growth of the affordable housing market in
Regina.
Many participants expressed the capital grant incentive as being more beneficial than the tax
incentive due to the increased flexibility of applying the money at their discretion (i.e., down
payments, subsidizing rent, etc.)

Key theme among Group 1


Most participants stated they would not have considered constructing for the affordable rental
market without the HIP incentive.

Key theme among Groups 2 & 3


The HIP has assisted these groups with lowering affordable rental rates below the City’s target rate
for the highest needs target market.

Facilitation Question #1B – Objective 5
Now, consider these same categories, where is the HIP not working well?
Key themes among all groups



All participants felt strongly that the HIP fails to reach the highest needs market and should be
administered to specifically target these markets.
Most participants disagreed with the City’s proposed 3% vacancy rate, as provided in the
presentation. The experience of the participants is that the vacancy rate is lower in the affordable
housing market.
150 - 2 Research Drive, Regina, SK, S4S 7H9 · 306-545-3755
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Key themes among Group 1




Several participants voiced frustration of the City’s risk-averse position regarding the HIP.
Most participants were confused with regards to the metrics being used for the HIP as well as the
City’s desired outcomes, stating both need to be more clearly defined.
One participant stated frustration with the City not aligning with similar incentives offered in Regina
(i.e., Headstart qualifying single dwellings). Once voiced, other participants agreed.

Key themes among Groups 2 & 3



Participants expressed hardship with regard to the timing of the incentive payments. It is difficult
for these groups to carry large costs upfront.
Participants were very concerned that the incentive is not aligned with a needs assessment. These
groups have been completing their own needs assessment for affordable rentals, but would like to
see the City qualify the incentive on this basis as well.

Facilitation Question #2 – Objective 2
(GROUPS 2 & 3 ONLY)
From your perspective, as a developer or non-profit, what incentives do you believe would better
encourage more affordable rental development?
Key themes among Groups 2 & 3





Groups expressed their clients’ willingness to move to areas outside of North Central, but there is
no capacity. A couple participants suggested making a percentage of land in newer areas available
to affordable housing construction to promote and lessen the stigma of certain neighbourhoods.
All participants voiced the need for affordable housing incentives to be paired with the provision of
additional community based services. For example, allocating incentives to groups that will provide
social services (i.e., subsidized daycares, counselling services, etc.) in the same building as
affordable rental units.
One participant suggested that lowering shared service agreement fees would assist in affordable
rental development in established neighbourhoods

Facilitation Question #3 – Objectives 2 & 5
Where are we seeing gaps in the private market’s ability to address housing needs?
Key themes among all groups



All participants agreed there are not enough affordable rental units in low-income areas, and rates
are still too high for many residents in other areas.
Several participants voiced inconsistencies within the City of Regina’s policies, stating some policies
impede the HIP’s effectiveness. For example, the HIP attempts to lower the cost of construction,
but the Service Agreement Fees (SAF) raises it.

Key theme among Group 1


When asked if incentives should be provided for renovating existing dwellings, many participants
discussed the high costs, processes, and regulations associated with renovations. An Incentive
150 - 2 Research Drive, Regina, SK, S4S 7H9 · 306-545-3755
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would be helpful, but unsure if it would promote renovations over new construction. Some
regulations actually disincent property owners to upgrade existing infrastructure.
Key theme among Groups 2 & 3


All participants agreed there is a clear gap within the affordable market. Bachelor and 3+ bedroom
units are most needed. A few participants discussed the occupancy policies interfering with their
ability to provide safe and affordable housing. For example, housing providers are not allowed to
place large families in smaller units, even if there are no other safe alternatives.

Facilitation Question #4 – Objective 3
Generally speaking, where do you believe the City should provide funding for housing?
Key themes among all groups



All participants strongly felt the City should provide funding for those truly in need, specifically for
affordable housing for the lower-income bracket.
Geographically, participants felt the City should identify where affordable rental vacancy is lowest
and target funding in these areas.

Key themes among Group 1



Participants discussed the low development of the downtown core, specifically rentals. A
suggestion was made to provide funding for this area or new construction will continue to gravitate
to green field options, as this is an easier build.
When asked about secondary or laneway suites, participants generally agreed that this would assist
with developing the brown field areas, but noted many complexities (i.e. parking and code) and
were unsure if there was a need.

Key themes among Groups 2 & 3




Groups felt the City should provide more funding for the affordable housing market, as they
attempt to subsidize rent for their clients that can’t afford payments. These groups also discussed
the lack of recognition towards housing providers offering affordable rental units. This market has
different needs, and the properties are more difficult to maintain.
Both groups discussed the necessity for the City to provide funding for affordable housing in
concert with social programs. Participants suggested more funding is required for both single and
family (i.e., greater than three bedroom) units, housing for those with mobility disabilities, and
seniors.

Facilitation Question #5 – Objectives 3 & 5
Should incentives be the same for all areas of the city or should the City provide area specific incentives
based on the housing currently in that area?
Key theme among all groups


Although Group 1 stated preference for incentives being the same for all areas, all groups agreed
that incentives should be provided based on a needs analysis, specifically affordable rentals.
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Key theme among Groups 1 & 3


These groups expressed a warning about market disruption. Most felt that while targeting specific
groups is important, the market will adjust to serve those in the greatest need.

Key themes among Group 2



Participants expressed a desire for deeper subsidy for targeted markets. Similarly, Group 1 also
stated preference for deeper subsidies, but for higher cost projects rather than targeted markets.
This group also requested assistance for renovation projects, as many existing properties in the
affordable housing market require maintenance and funding would help keep rent rates down.

Facilitation Question #6 – Objectives 1 & 4
The COR has implemented the scorecard system as a tool to assess applications for the capital grant
program. What are your thoughts on the City using this tool in evaluating the merit of incentive
applications? (A reference copy is located at the end of the policy)
Key theme among all groups


All participants seemed generally content with the idea of using the scorecard system as a
qualification tool to allocate funds.

Key theme among Group 1


Participants felt strongly about stakeholder input in revising the scorecard if the City is going to use
it as an assessment tool. Comments were made suggesting the criteria weighting be aligned with
the City’s desired outcomes. There was some concern that some metrics in the scorecard actually
works at odds with other metrics in the scorecard. Further that there were so many metrics that it
would make it impossible to eliminate any pending developments by implementing the tool.

Facilitation Question #7 – Written Response
After hearing the presentation and discussion today, are there amendments to the HIP or incentives that
you would recommend?
Note: All participants were given the opportunity to submit feedback in written form. Participants had
the option to submit feedback anonymously, or identify themselves. The following comments have
been reduced to display common themes; however, the participant worksheets have been provided in
Appendix A.
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Table 2 outlines the written feedback that was received:
Table 2 – Summary of written feedback received.
Developers of market rental units
Group 1: May 4, 2015
1 - Boardwalk REIT

Private or non-profit developers of affordable rental and
ownership housing
Group 2: May 5, 2015
Group 3: May 6, 2015
2 - Anonymous

1 - Anonymous

1 - Deveraux Developments
1 - Gustafson Enterprises
1 - King Edwards Apartments Inc
2 - Trademark Homes
1 – Anonymous
Key themes among all respondents





Participants from four separate companies in Group 1, one participant from Group 2, and one
participant from Group 3 suggested funding should be focused on areas of need. Examples of
affordable housing and low vacancy rate areas were provided.
Two participants (Groups 1 & 3) implied the funding should be aligned with the City’s desired
outcomes.
Two participants (Group 1 & 3) requested the City revise the timeline of incentive payments,
preferring payment earlier.
Three participants from Group 1 requested the City clearly communicate any changes to the HIP,
and asked that the City honour current incentives already underway
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Appendix A
Transcript of Facilitation Sessions
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Housing Facilitation Data
City of Regina, May 4-6, 2015

FACILITATION QUESTION #1A
Reflect on your experience with the HIP since 2013, in your opinion what is working well about
the Policy? Consider the following areas: Administration of the incentive programs,
effectiveness in supporting those in need, achieving policy objectives, other?
Consultation #1: May 4, 2015








Appreciate the HIP being offered
Construction is happening – so City must be achieving objective
Effective in general with an improved vacancy rate. City has supported development of rental
housing & other forms
Administration of the process is good: Application process was easy, the City is supportive
and provides information
The HIP has provided a good start to supporting those in need. There has been an increase in
affordable housing supply, but not enough
Wouldn’t normally look at developing affordable housing due to higher costs but the HIP
makes it worth considering
Capital incentive went a far way to help clean up some neighbourhoods

Consultation #2: May 5, 2015








The HIP has been useful. Any help to lessen the financial burden of projects is appreciated
The capital grant is of greatest assistance due to flexibility (used for down payments, etc.) but
tax incentive is also beneficial
Any type of incentive helps make rentals more affordable for the low-income market.
City staff is responsive & communicate well. The quality of customer service is exceptional
Appreciate the City providing flexibility for ‘special’ considerations for specific projects
The maximum income criteria is adequate
Reporting requirement for the grant is easy

Consultation #3: May 6, 2015







Appreciate there are assigned City resources to communicate with who are responsive and
helpful
The program looks intimidating but it is straightforward and simple
Incentives help make affordable housing more attainable for the target markets: Funds used
for down payment, affordable renting used as a stepping stone to home ownership
There has been purpose-build construction & vacancy rate increases since HIP
Grant helps those that don’t have enough for a deposit but it has been the provider
completing ‘needs assessment’
HIP tax incentive for rental development is currently driving construction – the 3% vacancy
rate won’t be sustainable if City stops the incentive.
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City of Regina, May 4-6, 2015

FACILITATION QUESTION #1B
Now, consider these same categories, where is the HIP not working well?
Consultation #1: May 4, 2015


















Alignment between the City and the provincial government has been a problem re:
province’s construction incentive program matching City’s housing incentives.
o Very little transparency
o Province cut program halfway through developments, leaving developers stranded with
projects already underway
o Secondary funding from Province would have helped make units more affordable
o City representatives (staff, electives, 2 levels of government) are all demonstrating internal
confusion – they differ on answers/communication
Terms need to be clarified: Eligible vs. conditional approval
City needs to develop a clear definition of ‘affordable’
Requesting shared risk between City & builder, City currently carries 0 risk.
o We need a better commitment from the City for the incentive; the risk for developers is
too high. (In Saskatoon you are guaranteed money the moment you start building)
o Builder currently carries all risk. Builders have delayed construction due to this risk. The
initial capital investment is too high to not have some type of guarantee
o Builder holdback impacts land developers, making it challenging for phase completion
for land development. Need to make builders more comfortable to invest.
o City has too many escape patches in the fine print
All parties should share in the program to provide affordable housing
Builder has to capture occupancy to get incentives so it is just a race to the finish line – we
aren’t reaching those in need
HIP is only one tool – the comprehensive strategy needs to be further addressed.
“Success” for the HIP program isn’t clear. How are we measuring success? What are we
trying to achieve? (I.e. rental rates, vacancy, occupancy?)
o Better definition of metrics would enable better decision making of builders in alignment
with City’s future plans.
Look back to the existing builders that may be stranded or in a risky position instead of
looking at any new incentives.
o Offer retroactive solution
Didn’t appreciate changes halfway through HIP
o Have to wait until last building is constructed to receive an occupancy permit.
o Disconnect with City re: application for single family dwellings. Headstart will qualify
these dwelling for incentives but not the City
There is a large market not taking advantage of HIP
o Lack of understanding of the program
o Too much work/complexity to find the information
o Risk, unknown if HIP will continue
Investor confidence has been high – but some are questioning the policies & incentives from
afar
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Consultation #2: May 5, 2015










Difficult to receive funding from financial institutions re: capital grant. Would help if the
City legally assigned the grant directly to the financial institution as collateral
o I.e. City had drafted an assignment for the grant, but there was an escape clause: “if the
City has funding at that time” and financial institution didn’t accept.
Grant timing affects cash flow:
o Have to carry large amounts of money until the completion of the project.
o Allocate an amount of the grant as a % of development completion at set time periods
o Offer money up front to make it easier for developers working through social housing
projects.
We are using rental rates that are way below the #’s the City is referencing for the program
Differing incentives should be offered for different areas of the City & income levels
RRAP (Rental Repair Program) from the Province was useful for renovation projects in the
lower income market.
Incentive should be offered to take down an older home to rebuild
CMHC is not an accurate measurement of vacancy. Especially in affordable housing market.

Consultation #3: May 6, 2015









$15,000 could be more flexible – some customers don’t require this much money for a grant.
o Possible to use % of purchase price up to $15,000 to spread funds across market
Tax incentive is needed to aid families that may not meet the maximum income level for
longer than the 5 year incentive timeframe; City should offer a ‘buffer’ period. Scale down
the incentive over a longer period of time
City needs to define ‘those in need’, align the incentive program to address the needs, and
implement a qualification process for applicants
Affordable rental program based solely on income, but should consider ‘assets’ as well
Vacancy is increasing except for in the ‘affordable’ housing areas
Grant should be higher for affordable rental construction – the current amount can’t cover the
# of years required to keep rent rates at the affordable set amount
The 3% vacancy rate the City is citing could be higher. Experience shows units are sitting
empty with more becoming available
Would like to see the incentives go more directly to the lower market/specific geographic
needs
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FACILITATION QUESTION #2 (GROUPS 2 & 3 ONLY)
From your perspective as a developer or non-profit, what incentives do you believe would better
encourage more affordable rental development?
Consultation #2: May 5, 2015




Look to Vancouver: Private developer builds and is required to provide a % of affordable
units in their development in concert with social housing groups, or provide social benefits
(subsidized daycare, etc.).
Percentage of land should be made available for affordable housing initiatives
o Prefer developer to develop the land to lower costs, ensure consistency, and lessen stigma
in newer neighbourhoods
Service agreement fees could be lower for affordable housing builds

Consultation #3: May 6, 2015




Needs to be specific – don’t just provide money – make incentive contingent on providing
specific housing options in alignment with needs
Allocating incentives to those builds that provide more social services
o Needs to be a mix of form/function/income to ensure there is flexibility
Incentives that target builds in other geographic areas to create mixed neighbourhoods. We
would be interested in building in areas outside of North Central if we could afford it. The
lots/space are just cheaper in North Central.
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FACILITATION QUESTION #3
Where are we seeing gaps in the private market’s ability to address housing needs?
Consultation #1: May 4, 2015






No funding has been made available for affordable single-family dwellings
Affordable housing in general. We have succeeded in providing adequate rental supply for
at-market demand. But there is still rental supply needed for the lower-market – we are still
overpriced for many people.
Permitting/inspection process for renovations. Renovating an older dwelling triggers other
activities that make it more complex/expensive for provider. Poor communication from
inspectors re: requirements for lower market dwellings
Province is causing many issues with immigration policies. Out migration is impacting the
vacancy rate.
Internal contradictions within government: Other decisions of the City are driving up housing
costs while the HIP is trying to lower.

Consultation #2: May 5, 2015



There is still a need for units in the north central area
Requests from customers wanting to move outwards but there is no capacity to make that
happen

Consultation #3: May 6, 2015





Gap is providing housing to people that can’t afford housing.
Some City policies are contradictory to the HIP and costs the developer more money. I.e.:
sharing infrastructure (sewer, water)
3+ bedroom units are most needed for extended families
Occupancy policies need to be addressed: We shouldn’t force people to occupy certain units
due to family size
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FACILITATION QUESTION #4
Generally speaking, where do you believe the City should provide funding for housing?
Consultation #1: May 4, 2015










A targeted policy is required to address the affordable housing/rental needs for the lower
market
o Recognize abuse of the system: Affordable housing not going to those truly in need
Lower-income bracket, single family dwellings, and redevelopment
Incentives need to be aimed at areas of need where vacancy is low (infill).
Very low development in downtown core, specifically with rentals. No incentives to help
builders and it is easier to go to green field than infill
o Need confidence in City to aide builders to construct downtown
Where people are accessing affordable housing: Close to employment areas, around retail
structures
Ownership is nice, but should address ‘need-to-have’ (rentals) first.
Wait to press forward with a new program; we still don’t know what is going to happen by
2015. Keep in place what has been committed.
If you differentiate funding between ‘for-profit’ and NPOs, ‘for profit’ will likely walk away
It wouldn’t be a bad thing to incent secondary/laneway suites. This would help with
development of infill areas & as a stepping stone to home ownership
o This is inefficient and need to address other issues: parking, code
o Unsure if the ‘need’ is there

Consultation #2: May 5, 2015





Private developers don’t want to develop affordable housing or in certain geographical areas
because of the risk so new builds are towards outside of city
NPO currently trying to subsidize renters that can’t afford payments – private builders
unlikely to do this
Affordable, 3+ bedroom units, units designed to address mobility disabilities, seniors (54+)
needing assistance
Complex for assisted living is in high demand

Consultation #3: May 6, 2015




Modest, single-unit housing, possibly requiring social programs
The grant is still helpful in green field where land is more expensive
Partnership between City & developers to stretch money
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FACILITATION QUESTION #5
Should incentives be the same for all areas of the city or should the City provide area specific
incentives based on the housing currently in that area?
Consultation #1: May 4, 2015





Rental housing. Vacancy rates as a metric can inform need & the scorecard can qualify
applicants
Offer a greater incentive for projects of higher cost?
Prefer same for everywhere, but could be specific for funding reasons or based on a needs
analysis
Market generally works out where development takes place
o Customers will decide where they want to live
o Builders will decide where they can make money building

Consultation #2: May 5, 2015






Affordable rentals with opportunity to help transition people into home ownership
Prefer a deeper subsidy for targeted markets (those who can’t afford rentals)
Incentives to aide renovations on existing properties to help keep rent down
Currently no recognition for landlords providing ‘services’ beyond their job scope. This is
due to different customer market in lower-income neighbourhoods. Incentives should be
directed here because it is more difficult to maintain the properties in lower income markets.
Lower income market requires 600-700 square feet, empty nesters, single family with many
children. 3+ bedrooms.

Consultation #3: May 6, 2015





If incentives are available for every part of the city, are we able to meet the needs of the
customers?
o If we want to build large units, we have to go to green field. New developments are close
to services (groceries, transit)
Tie the incentive to the needs of the geographic area
Regulate development to target the specific needs (i.e. bonus for providing affordable units in
large construction) but we don’t want to corrupt the market.
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FACILITATION QUESTION #6
The COR has implemented the scorecard system as a tool to assess applications for the capital
grant program. What are your thoughts on the City using this tool in evaluating the merit of
incentive applications? (A reference copy is located at the end of the policy)
Consultation #1: May 4, 2015






Currently not effective because the bar is too low.
Could be used as a tool to apply limited dollars to achieve the City’s main priorities
Some of the criteria in the scorecard may be contradictory for costing purposes.
Ensure the main criteria weighting speak to the City’s desired outcomes
If City determined goals – Stakeholder input would be desired to help revamp the scorecard

Consultation #2: May 5, 2015



Helpful to guide applications and clarifies importance
City and Province need to align with metrics/criteria so incentives aren’t contradicting

Consultation #3: May 6, 2015



Mandate criteria be met in order to receive incentives
Subjective criteria, how do you come up with these numbers? Arbitrary. If going to be used
as a qualification tool, you want to know what you have to do to get over the bar.
o We don’t want the scorecard to become too complex
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FACILITATION QUESTION #7
After hearing the presentation and discussion today, are there amendments to the HIP or
incentives that you would recommend?
Consultation #1: May 4, 2015
Tyson Liske, Trademark Homes


Include funding for affordable single-family dwellings – meeting the City’s objectives

Jamie McDougald, Deveraux







Focus funding on areas of need (areas with low vacancy rate)
Identify clear rules and thresholds on incentives to help developers forecast (i.e. how the
rules/guidelines of the program may change dependant on meeting the thresholds; for
example, might the funding be scaled back at 3% or further at 5%?)
Allow input from stakeholders for scorecard criteria
Secondary/laneway suite incentives to be maintained or increased to provide individuals with
opportunities to purchase homes and rent laneway suites to help pay for mortgage
Change ‘trigger’ for tax incentive to be building permit instead of the occupancy permit.
This would limit ‘race to finish line’.
Look to honour current tax incentive applications, even if that means reworking or extending
the program

Jeffery Klaus, Boardwalk REIT


Provide clarity if the program changes – how it will be enacted, affecting those developments
already underway to give market participants clarity to forecast changes.

Cameron Willies






Please continue the tax incentive program, it’s a positive economic incentive to develop
Extend tax abatement program from 5-7 years
Reduce the capital investment program obligations from 10 years to 7 years on average
market rentals
Ensure projects that are currently underway or starting this year will receive the tax
incentives until completion
Focus funding in areas that need affordable housing

James McCullough, Trademark Homes



Capital incentive should be available to affordable single family housing instead of just
affordable multi-family units
It is ridiculous that capital incentives to ownership for affordable housing doesn’t include
homes! It only includes condos, townhouses, and other multi-family units.

Loretta & Kolene Gustafson, Gustafson Enterprises



Need to develop downtown and keep from becoming a sprawling city.
Need to give more incentives for small builders to help rebuild communities
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Ability to develop older residential neighbourhoods so few income familiar individuals have
decent places to live

Anonymous


I do not have enough experience with the HIP or incentive program to comment; however, I
have a growing concern with the issue of affordability in Regina and its impact on growth.
Regina is losing its edge over other cities because affordability is becoming less affordable.
We will see less immigration and more out migration to centres like Winnipeg. If Regina is
as expensive as larger centres such as Calgary, then why would people stay/move here. We
need to do something to increase affordability and make sure it is sustainable.

Consultation #2: May 5, 2015
Anonymous


I would suggest the city focuses on what it wants to achieve. Getting into deep subsidy could
significantly move per door. If home ownership is the goal, then a thinner subsidy is good.
Offering this subsidy seems to be helpful for providers but would be interested in what that
homeowner piece really looks like in terms of outcomes.

Anonymous


1. Land for “affordable housing” has been difficult for non profits to acquire. They have to
compete with for profit developers, so access to land can be an issue. The City could set
aside land in their own residential land developments to accommodate future
“affordable/social” housing. 2. Move away from thin “supply/rental” programs and toward
deeper subsidy “affordable/social” rental housing projects. 3. The City should consult with
local “non profit” developers to determine if future capital programs could advance their
funding earlier, as construction proceeds, or strengthen their upfront commitment to nonprofits so they can more easily obtain interim construction financing.

Consultation #3: May 6, 2015
Anonymous


I think that the $15,000 incentive needs to be doubled to $30,000 for affordable housing
developments. I think the statistics show that there is a real need for affordable housing.
Non-profit providers are in it for the long term and not for 5 or 10 years. THIS IS FOR
RENTAL DEVELOPMENT.
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OTHER COMMENTS
Consultation #1: May 4, 2015




City needs to communicate scope of incentive. Province offloading commitment onto City
and the City has limited resources/options to handle all the responsibilities. City needs to be
realistic with defining what they are responsible for – transparent and clear.
City has a lack of understanding of the Provincial program.
Comprehensive housing strategy missed the opportunity to improve quality of existing
market

Consultation #2: May 5, 2015








City has identified development brown fill as overarching goal – does the HIP policy help
this?
Rental amounts differ between SaskHousing, Social Services, and City.
Would have been nice to mix stakeholders in consultation
Financial institutions are becoming more familiar with the City’s program; potential
partnership opportunity
Needs to be better understanding/coordination of definitions within levels of government:
“modesty” definition
SaskHousing and the City need to agree on definitions re: sustainable/innovative solutions
during development
Prefer incentive remain the same for private & NPO orgs
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MHC15 - 7
October 1, 2015

To:

Members,
Mayor's Housing Commission

Re:

Condominium Policy Bylaw 2012-14 Review and Policy Update

RECOMMENDATION
1. That The City of Regina Condominium Policy Bylaw, 2012 (Bylaw No. 2012-14) be amended to:
a. Be consistent with the Provincial Condominium Property Act, 1993 and The
Condominium Property Regulations, 2001, both amended in 2014, by adding a definition
for “Rate of Availability” to mean the impact of a conversion of a rental Property to
condominiums based on the rental vacancy rate reported by Canada Mortgage and
Housing Corporation (CMHC);
b. Add a definition of “Neighbourhood Vacancy Rate” to mean the most recent rental
vacancy rate reported by CMHC at the Neighbourhood level;
c. Add a condition to Section 19 and Section 22 of the Bylaw that the impact of a
condominium conversion for buildings of five units or more must not reduce the Rate of
Availability to less than three per cent based on the Neighbourhood Vacancy Rate;
d. Be consistent with the Provincial Condominium Property Act, 1993 and the
Condominium Property Regulations, 2001, add a condition to Section 7, Section 8 and
Section 18 that the impact of a condominium conversion must not reduce the Rate of
Availability to less than 2.5 per cent for three and four unit properties, Vacant and
Designated Heritage Properties based on the Census Metropolitan Area (CMA) or
Citywide Vacancy Rate;
e. Strengthen the requirements of the Tenant Guarantee to provide guarantee of 24-month
tenancy for tenants of a building approved for condominium conversion; and
f. Clarify and refine language in the Bylaw as housekeeping amendments.
2. That the Mayor’s Housing Commission provide input on the proposed Bylaw amendments to the
Regina Planning Commission for consideration at its meeting on October 7, 2015;
3. That the City Solicitor be directed to prepare the necessary Bylaw to authorize the amendments,
as described above; and
4. That this report be forwarded to the October 26, 2015 City Council meeting in conjunction with
recommendations from the Regina Planning Commission.
CONCLUSION
Amendments to the Condominium Policy Bylaw 2012-14 (Bylaw) were last made and approved on
February 24, 2014. With the approval of the Comprehensive Housing Strategy (CHS) and
implementation plan, Administration committed to a review of the Bylaw in 2015. Since the last policy
review, there have been significant changes to the housing market with an increase in the number of
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ownership units on the market and an increase of the rental vacancy rate to 4.8 per cent as of April 2015,
well above the target vacancy of three per cent established with the CHS. In addition to changes in the
housing market since the Bylaw was last reviewed, provincial regulations governing condominium
conversions have also been updated. Both The Condominium Property Act, 1993 and The Condominium
Property Regulations, 2001 were amended in 2014.
Based on the current housing market and new provincial requirements, proposed changes to the Bylaw
would support a stable rental market by adding a condition to the Bylaw that the impact of a
condominium conversion would not drop the vacancy rate below the targeted three per cent at the
neighbourhood level for buildings of five units of more. For three- and four-unit buildings, designated
heritage and vacant properties, which are currently exempt from the vacancy rate threshold, a conversion
would not be allowed if it would lower the vacancy rate below 2.5 per cent at the CMA (Citywide) level.
Stronger wording for the Tenant Guarantee is also suggested to create more assurance for existing
tenants of a building approved for condominium conversion. Other housekeeping amendments are
proposed to clarify language and definitions in the Bylaw.
As governed by The Planning and Development Act, 2007 a review of The Condominium Policy Bylaw
by Regina Planning Commission is required. Amendments as outlined in this report require Council
approval.
BACKGROUND
The Condominium Policy Bylaw was established in 2012 following the repeal of the 1994 Condominium
Conversion Policy in January 2012. The Bylaw’s intent is to allow for the orderly conversion of rental
properties to condominium ownership while ensuring that condominium conversions do not
significantly reduce the supply of rental accommodations in the city. On July 29, 2013, Council
considered a report (CR13-110) in which the Administration indicated it would begin a review of The
Condominium Policy Bylaw as part of the implementation of the CHS. Amendments were brought
forward and approved by Council on November 25, 2013. Amendments to the Bylaw increased the
vacancy rate at which conversions of properties containing five or more rental units could occur to three
percent for both CMA citywide and Zone vacancy rates. Amendments were also made to correct
typographical errors in the Bylaw.
In February 2014, given some concern over the potential for the conversion of a partially vacant
property, additional restrictions were imposed for the conversion of vacant properties, and to clarify that
eviction may not be used to vacate a building for the purpose of conversion. Second, the Bylaw was
amended so that properties containing less than three units cannot be converted to condominiums.
Since approval of amendments to The Condominium Policy Bylaw, Administration has closely
monitored the housing situation and the rental market to identify any challenges to improving rental
supply. CMHC reported a city-wide rental vacancy rate of three per cent for the fall of 2014 and 4.8
percent for April 2015. The fall vacancy rate for 2015 should be released in December 2015. The
expectation is that the fall vacancy rate will still be well above three per cent, the threshold at which
condominium conversion applications can be considered and approved.
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DISCUSSION
As a matter of review and updating, Administration has identified definitions and sections of the
Condominium Policy Bylaw needing amendments as well as housekeeping amendments to ensure the
intention of the Condominium Policy Bylaw is upheld and to be consistent with the changes to provincial
regulations governing condominium conversions.
Mitigating the Impact of Condominium Conversions
Under The City of Regina Condominium Policy Bylaw, 2012, the City has the authority to consider
applications for any property that contains five or more units when the average of the two most recently
published spring or two most recently published fall CMA Vacancy Rates (whichever is closer to the
application date) is three percent or higher and the most recently published Zone Vacancy rate is three
percent or more based on the published data from CMHC’s rental market survey. Buildings of three or
four units, vacant buildings and designated heritage properties are currently exempt from vacancy rate
thresholds.
In 2014 the Province amended The Condominium Property Act, 1993 (the Act) and Condominium
Property Regulations, 2001 (the Regulations). Section 8.1 of the Regulations and Clause 10(5)(e) of the
Act now state that:
“the conversion must not reduce the rate of the availability of rental accommodation in the area
to 2.5% or lower” wherein the rate of availability is defined by the most recent rental apartment
vacancy rate as reported by CMHC.
With this amendment to the provincial legislation the City will need to consider the impacts of a
conversion and the effect it will have on the vacancy rate if a conversion was to proceed. Therefore,
while the three per cent vacancy over two annual reporting periods is the trigger for Administration to
consider applications, this new provincial requirement necessitates that Administration also evaluate the
impact of a conversion on the rental supply. Administration recommends that a rate of availability (or
impact of the conversion) of three per cent vacancy rate be added as a condition of approval for
condominium conversions. This would ensure that a conversion will not lead to the vacancy rate falling
below the healthy vacancy rate of three per cent.
Second, because the province does not define the “area” to be considered when evaluating the rate of
availability, the City is able to decide the scale at which it will consider the impact of a conversion.
Historically, CMHC has only reported vacancy rates at a Citywide and Zone level. As of the fall 2014
rental market survey, CMHC has added higher resolution vacancy rate data at the Neighbourhood level,
which is accessible through its online Housing Information Portal. This is valuable, as some of the
Zones contain several neighbourhoods with dissimilar characteristics and considerable variation in
vacancy rates. For example, while the Central Zone has a vacancy rate of 3.2 per cent, vacancies by
Neighbourhood range from 1.5 per cent to over seven per cent. Given these disparities, Administration
recommends that the impact of a conversion be considered at the Neighbourhood level. To illustrate the
impact of this consideration, maps of the CMHC defined Zones (Appendix A) and Neighbourhoods
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(Appendix B) are in the Appendices. The Neighbourhood Vacancy Rate tables are included in Appendix
C.
Applying the new requirements of the provincial Regulations and Act, Administration recommends
amending The Condominium Policy Bylaw to include a definition of “Neighbourhood Vacancy” and
“Rate of Availability” such that:
“Rate of Availability” – means the impact of the conversion of a rental property to
condominiums based on the rental vacancy rate reported in the Canada Mortgage and Housing
Corporation’s (CMHC) rental market survey.
“Neighbourhood Vacancy Rate” – means the most recent rental vacancy rate reported by
Canada Mortgage and Housing Corporation’s (CMHC) rental market survey at the
Neighbourhood level.
Administration recommends that a Rate of Availability of three per cent at the Neighbourhood level be
added to Sections 19 and 22 of The Condominium Policy Bylaw as a requirement of approval for a
condominium conversion for buildings of five rental units or more. This recommended change is in
keeping with the target of three per cent rental vacancy established in the CHS and would help to ensure
a stable rental market stock and housing diversity at the neighbourhood level.
Finally, changes to the provincial regulations will have an impact on the treatment of three- and fourunit buildings, designated heritage and vacant properties, which are currently exempt from the vacancy
rate threshold in The Condominium Policy Bylaw. Under provincial regulations, these applications
would be considered based on the minimum provincial requirement that the conversion would not lower
the vacancy rate, or Rate of Availability, below 2.5 per cent. To provide some additional leniency for
these units, the Rate of Availability would be considered at the CMA (Citywide) level. This change
would be added to Sections 7, 8 and 18 of the Bylaw.
Administration recommends keeping the Rate of Availability for these units at 2.5 per cent rather than at
the three per cent threshold used for all other properties based on the understanding that the conversion
of small properties is not likely to have a significant impact on overall rental supply. Similarly, vacant
and designated heritage buildings have received more leniency under the Bylaw in order to encourage
renovation over demolition.
Amendments to the Tenants Guarantee
In addition to the changes to provincial regulations noted above, Clause 10(5)(e)(ii) of The
Condominium Property Act, 1993 and Form B [Section 7.1] of The Condominium Property Regulations,
2001 require that:
“the conversion will not create significant hardship for any or all of the tenants of the
existing premises, taking into consideration any mitigation plan proposed by the
developer;”
Prior to the current Bylaw and the moratorium on condominium conversions, which took effect in 2008,
a condominium conversion could not be approved if the vacancy was less than three per cent unless 75
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per cent of tenants responding to a survey deemed that the conversion would not create “tenant
hardship”. This approach created several challenges, namely the subjective nature of defining and
measuring tenant hardship, access to and completion of the survey by a majority of the tenants, and the
fact that Administration, who was responsible for administering the survey, was put in the position of
having to evaluate conflicting information provided by tenants and property owners. As a result, the
2012 Bylaw removed the tenant survey in lieu of quantifiable measures including a required vacancy
rate threshold for the consideration of condominium conversion applications. The vacancy rate
requirement and additional hardship mitigation measures, such as the tenant’s right to remain in their
apartment for 24 months from the approval, were a response to the large number of condominium
conversions that were approved starting in 2007, and to impose minimum requirements of the property
owner with respect to current tenants.
In a review of the current Bylaw and in light of the new wording in the provincial regulations,
Administration has determined that the language describing the Tenant Guarantee is section 3 (w) of the
Bylaw could be amended to create more assurance for the tenant. For this reason, Administration is
recommending that the Tenant Guarantee be revised to the following:
“Tenant Guarantee” - means the legal obligation the owner of the Property shall provide to the
Tenant which grants the Tenant (at the Tenant’s option) the right to live in the Apartment in
which the Tenant is residing as of the Application Date, and which becomes a Unit upon the
Condominium Conversion of the Property, for two years from the Approval Date,
notwithstanding the term of any existing lease or rental agreement between the Tenant and the
owner of the Property but subject to any provincial legislation pertaining to rental properties;”
The recommended revisions to the definition of the Tenant Guarantee are intended to strengthen the
requirements of property owners to address potential hardship by ensuring a 24-month period of tenancy
for current tenants in the event of a condominium conversion notwithstanding any previous lease
agreements.
Housekeeping Amendments
The current definition of CMA vacancy rate required for the consideration of condominium conversion
application is based on an average of the two most recently published spring vacancy rates or the two
most recently published fall vacancy rates for the Regina CMA as reported by CMHC. Based on the
current market, in which the completion of large rental projects can substantially impact the vacancy rate
in a single reporting period, Administration recommends removing “the average of” from the definition.
This would ensure that the vacancy rate is above three per cent for a 12-month period before an
application would be considered and approved. The proposed definition would read as such:
“CMA Vacancy Rate” - means the two most recently published spring vacancy rates or the two
most recently published fall vacancy rates for the Regina CMA, whichever is closer to the
Application Date, based on the published Canada Mortgage and Housing Corporation’s rental
market survey.
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The Zone Vacancy Rate definition would remain the same as the current Bylaw and the conditions for
approval as per Sections 19 and 22 of the Bylaw would still include the requirement that both the CMA
Vacancy Rate and Zone Vacancy Rate are at or above three per cent.
Second, the current Bylaw includes a definition of Laneway Dwelling Unit as having the same meaning
as in The Regina Zoning Bylaw No. 9250. However, the definition of Laneway Dwelling Unit is only
defined under Direct Control District 14 (DCD-14), which is restricted to two areas of the city. Since
Administration is currently working on a Laneway Housing Guidelines and Pilot Project, it is
recommended that the definition of a Laneway Dwelling Unit be revised as “a subordinate, selfcontained dwelling unit, located above a detached garage with direct access from a rear lane or an
alternative secondary accessory dwelling unit as approved by Council.” This definition would account
for any additional forms of laneway housing such as an at-grade suite (Garden Suites) that may be
considered with the upcoming pilot project. It is also consistent with the definition used in the Housing
Incentives Policy.
Condominium Conversions and the Current Housing Context
Administration does not anticipate a flood of applications following the release of the fall Rental Market
Report in December 2015 due to market conditions and existing housing policy requirements:


A 2011 report prepared for the City by the University of Regina’s Business Centre for Management
Development (BCMD) links the flood of condominium conversion applications between late-2007
and late-2008 to the concept of arbitrage. Arbitrageurs are investors who identify and take
advantage of a price difference between two markets. In this case, the two markets were the rental
property market and the residential housing market. In 2007, there was a significant increase in
residential house prices, including condominiums, thus making condominiums more attractive to
investors. At the same time, rents in Regina were relatively low. When compared to the rest of the
country, rents in Regina ranked near the bottom. Because the sale price of an apartment building is
directly proportional to its rent, this also meant low selling prices for apartment buildings. This gap
between apartment rental income and sale prices of condominium units meant investors saw an
opportunity to convert rentals into ownership units. Since then, rents within the city have risen
significantly (increasing by 70 per cent since 2008), reducing the gap between the two markets, and
thus making condominium conversions less attractive.



Similarly, there have been a large number of purpose-built condominium units brought to the market
in recent years, thus reducing a pent-up demand for affordable, entry-level ownership housing. For
example, in the 2006 Census only 12 per cent of all ownership units were not single-family detached
homes.1 With the addition of many multi-unit ownership units on the market (1,489 multi-unit
ownership starts since 2013, or 24 per cent of all housing starts), there are currently many more
purpose-built, multi-unit condominium units on the market. This is in contrast to 2008-2011 when
condominium starts only made up 12.8 per cent of all housing starts. Given the inventory of new
condominium units on the market, it is unlikely that there is demand for additional condominium
units.

1

Source: University of Regina Business Centre for Management Development. City of Regina: Condominium Conversion
Policy Report, May 31, 2011.
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Finally, new rental units that received tax exemption under the Housing Incentives Policy (HIP) are
restricted from condominium conversion for a period of ten years. The majority of new rental units
added to the supply of rental housing since 2008 were built in 2011 – 2015 (totalling 2,248 new
rental starts out of 2,510 total rental units since 2008). Since these units have received a tax
exemption through the HIP program, new units entering the market since 2011 could not be
considered for conversion until 2020 or later and would be subject to the requirements of The
Condominium Policy Bylaw at that time.2

With equilibrium returning to the market, there should be less demand to convert existing rental
apartments. With a significant increase in rents, rental developments have become more financially
viable thus lessening the financial interest in conversions that must compete with new condominiums
entering the market. This trend has been confirmed by the City of Saskatoon. Saskatoon allows
conversions at 1.5 per cent vacancy, yet with a vacancy rate above this threshold since 2008 the City has
received approximately six applications (less than 100 units) for conversion since 2009. City officials
state that this is because the condominium market has been flooded by new developments and rising
rental incomes mean that many landlords are no longer converting and selling their units.
Potential Implications of Bylaw Changes
As per CMHC and Administration’s housing projections, the vacancy rate is expected to remain
elevated in 2015 and 2016 barring any dramatic changes to the economy and the impacts of several
workforce projects in and around Regina. The recommended amendments to The Condominium Policy
Bylaw will help to ensure that there is not a significant loss of rental apartments to bring the rental
vacancy rate below three per cent.
However, it is expected that some rental units will come off the market as the number of available rental
units increases; the CHS noted that at least 10 per cent of all rental units are in need of major repair.
Those units that are no longer occupied are expected to be the units in most dire need of renovation. In
all likelihood, rental buildings requiring renovation will remain rental in the current market rather than
undergo the process of conversion only to compete with existing new condominiums on the market. As
other cities have observed, with an increase in multi-unit condominium construction in 2013-2015,
investment in rental development has increased. Despite these market trends, situations may still exist
whereby the conversion of a vacant or heritage building is the only financial alternative for conservation
of the building.
RECOMMENDATION IMPLICATIONS
Financial Implications
None with respect to this report.
Environmental Implications
2

The exception of this requirement is for units approved for exemption starting in 2014, which were held to a five-year
requirement before a conversion would be considered. There are 454 units that fall under this agreement. These requirements
also hold true for non-residential buildings converted to residential use for new rental units, including designated heritage
buildings.
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By focusing on retaining rental housing within existing areas of the city and limiting condominium
conversions in areas with a vacancy rate below the threshold of three per cent, The Condominium Policy
Bylaw supports diverse housing options in all areas of the city. Housing diversity allows households who
rent to choose an inner city area, which reduces costs such as car ownership especially for low-income
households, supports active forms of transportation, and enables a smaller environmental footprint for
residents.
Policy and/or Strategic Implications
Revisions to The Condominium Policy Bylaw are aligned with the policy direction of both the
Comprehensive Housing Strategy (CHS) and Design Regina: The Official Community Plan Bylaw No.
2013-48 (OCP) to achieve housing diversity, to protect and increase the supply of rental housing, and to
retain and regenerate the existing housing stock.
Goals of the OCP include:
 Support attainable housing in all neighbourhoods through ownership, rental housing and specific
needs housing (Goal 1, 8.1).
Goals of the CHS include:
 Increase the supply of rental and affordable housing (Goal 1);
 Increase the diversity of housing options (Goal 3); and
 Retain and regenerate the existing housing stock (Goal 2).
Amendments to The Condominium Policy Bylaw are intended to stabilize rental supply while housing
needs and supply are monitored through the CHS. Information collected through monitoring will allow
Administration to continue to evaluate current housing needs and to appropriately adjust housing
policies in subsequent years.
Other Implications
None with respect to this report.
Accessibility Implications
Multi-unit rental buildings are required to provide five per cent accessible units as per the requirements
of The Uniform Building and Accessibility Standards Regulations. There are no requirements for
accessible units in purpose-built condominium ownership units.
COMMUNICATIONS
Recommended changes to The City of Regina Condominium Policy Bylaw, 2012 (Bylaw No. 2012-14)
were published on the City’s website on August 25, 2015, and an email sent to approximately 200
housing stakeholders to encourage feedback on proposed amendments. As of September 1, 2015, two
comments were received and are included in Appendix D.
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Although there is no statutory or legal requirement to provide formal public notice of these amendments,
notice of the proposed changes will be advertised in the Saturday, October 10 and Saturday, October 17
editions of the Leader-Post.
If approved, Administration will develop a Communications Strategy to ensure that the changes to the
Bylaw are communicated to the public and interested parties.
DELEGATED AUTHORITY
This report requires approval by City Council.

Respectfully submitted,

Respectfully submitted,

Shanie Leugner, A/Director
Planning

Diana Hawryluk, Executive Director
City Planning and Development

Report prepared by:
Jennifer Barrett, Senior City Planner;
Aman Gill, Policy Analyst;
Janice Solomon, Social Development Coordinator

APPENDIX A
Canada Mortgage and Housing Corporation (CMHC) conducts a Rental Market Survey every
year in April and again in October to estimate the relative strengths in the rental market. The
survey is conducted on a sample basis in all urban areas with populations of 10,000 or more and
involves a survey of market-initiated rental apartments (publicly-owned apartments such as
social housing units are excluded). The April Rental Market Survey is limited to data at the level
of the Census Metropolitan Area (CMA). The October Rental Market Survey includes data at the
Zone level as illustrated below. As of fall 2014, CMHC has added higher resolution vacancy rate
data at the Neighbourhood level, which is accessible through its online Housing Information
Portal. Neighbourhood boundaries are illustrated in Appendix B.
CMHC ZONE BOUNDARIES

APPENDIX B
CMHC NEIGHBOURHOOD BOUNDARIES BY ZONE
Neighbourhoods in the Central Zone

Neighbourhoods in the East Zone

-2Neighbourhoods in the Northeast Zone

Neighbourhoods in the Northwest Zone

-3Neighbourhoods in the West Zone

Neighbourhoods in the South: Lakeview/Albert Park Zone

-4Neighbourhoods in the South: Wascana University Zone

Appendix C

CMHC Neighbourhood Vacancy Rates
The following tables and graph illustrate the Vacancy Rate and number of units for
Neighbourhoods by Zone. This information shows the significant variation in vacancy rates and
rental unit inventory at the neighbourhood level. Neighbourhood Vacancy Rates would be used
to evaluate the Rate of Availability or impact of condominium conversions to ensure that a
conversion of a building with five units or more would not lower the vacancy in a neighbourhood
below the target of three per cent.
Central – Rental Market Statistics by Neighbourhood
Vacancy Rate
Central
7.9
Downtown East
3.6
Downtown West
3.2
North Central
6.0
South West/Cathedral Area
1.5
Central Zone
3.2

Number of Rental Units
198
701
1,511
235
1,077
3,722

Source: CMHC Rental Market Survey, October 2014

East – Rental Market Statistics by Neighbourhood
Vacancy Rate

Number of Rental Units

2.2
2.3
1.7
2.1

456
264
235
955

East
Northeast Arcola
Southeast Arcola
East Zone
Source: CMHC Rental Market Survey, October 2014

Northeast – Rental Market Statistics by Neighbourhood
Vacancy Rate

Number of Rental Units

3.7
5.6
4.7

759
780
1,539

Coronation Park
Northeast
Northeast Zone
Source: CMHC Rental Market Survey, October 2014

Northwest – Rental Market Statistics by Neighbourhood
Vacancy Rate

Number of Rental Units

4.2
4.2

1,019
1,019

Northwest
Northwest Zone
Source: CMHC Rental Market Survey, October 2014

-2West – Rental Market Statistics by Neighbourhood
Vacancy Rate

Number of Rental Units

1.1
5.2
6.3
3.2

565
324
207
1,096

Normanview
Rosemont/Mount Royal
West
West Zone
Source: CMHC Rental Market Survey, October 2014

South: Lakeview/Albert Park – Rental Market Statistics by Neighbourhood
Vacancy Rate Number of Rental Units
2.7
1.3
3.2
2.5
2.3

Albert Park North
Albert Park South
Lakeview North
Lakeview South
South: Lakeview/Albert Park Zone

957
601
93
713
2,364

Source: CMHC Rental Market Survey, October 2014

South: Wascana University – Rental Market Statistics by Neighbourhood
Vacancy Rate

Number of Rental Units

0.9
0.9
0.9

611
317
928

Hillsdale
Whitmore Park
South: Wascana University Zone
Source: CMHC Rental Market Survey, October 2014

(Source: CMHC Housing Information Portal, 2015. CMA Vacancy Rate is the most recently reported spring 2015 rate. The
Neighbourhood and Zone Vacancy Rates are the most recently available rates from fall 2014. Neighbourhood and Zone level vacancy
rates are reported only once a year, in the fall Rental Market Survey which is typically released in December of each year. The CMA
vacancy rate is published twice a year, once in the spring and again in the fall

Appendix D
COMMENTS RECEIVED – CONDOMINIUM CONVERSION BYLAW REVIEW
August – September 2015
1.
Dear Administration – City of Regina,
My name is John Williams and we have been active developers in your community for the
past 15 years. Our company name is North Prairie Developments. Our head office is Saskatoon
and we did witness the last wave of condo conversions during the 2007 period. Here are my few
comments from that period of time and watching the overall process.
1. That period of time and change in the province in my mind was an anomaly and likely
won’t likely occur again for many years to come.
2. In Saskatoon many converted units were brought up to a much higher standard and were
reconditioned to be very presentable. A lot of these units were simply rerented to existing
renters or new renters after the conversion by investors.
3. Many new condo developments have a higher level of rentals in them than what
previously has happened in the market. Our economy is maturing to a larger investor
group into these type of projects for long term income producing property and can be done
on a very large scale and on a much smaller individual investor scale thus creating
additional rentals in the market place.
4. By absorption of existing rentals with conversion of these older rental properties, a market
is created for newer rental product to be introduced into the existing market place either
by way of new condo projects or new market rental projects. Without demand and a
reasonable rate of return, these projects will not be created. This was seen with a number
of new projects that Broad Street built in Saskatoon.
In my estimation the problem is actually a good problem to have. The result is revitalized
product and new for market rental product. There are a couple of things that could be done and
maybe are already being considered in the Regina marketplace if the goal is to create new rental
product.
1. The cost for property taxes for condo subdivision are approx. 2.5 times the cost of one
titled property. This provides a disadvantage to create condo projects that may have
significant rental in the project.
2. The margins are slim on rental property returns. My no’s show 4.5% ROI. Tax free
periods certainly can enhance the rent up and stabilization periods and provide an
incentive for initial investment.
3. If the goal is subsidized rent vs market rent then unless the govt is prepared to enter into
that arrangement, I believe it will only stagnate the market for new product.
NPD does own approx. 20 acres in Regina which we have looked at rental and condo
arrangements moving forward. We believe there may be some mixture of product that might be a
win/win for everyone. This is my short perspective and we thank you for the opportunity to
provide some developer insight.
Best Regards,
John Williams
President
North Prairie Developments
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Dear City of Regina,
We appreciate the opportunity for the RRHBA to provide a comments on the review and update of
The City of Regina Condominium Policy Bylaw, 2012.
We only have a few general comments that we hope will be beneficial as you move forward with
the Bylaw update.
Rising vacancy rate and improve quality of rental housing
• The City of Regina Comprehensive Housing Strategy set a target of achieving a 3.0%
vacancy rate by 2017. Since then, the vacancy rate has significantly exceeded the target
rate in approximately half the time. A market solution occurred when the residential
construction industry literally built Regina out of the vacancy crises. This outcome
occurred when a few innovative builders, especially one specific building firm, focused
on for-purpose rental opportunities. In addition, numerous builders focusing on several
condominium projects of which many of those condominium projects ultimately created
a growing number of rental space. Combined they had a significant impact of the City of
Regina vacancy rate hitting 4.8%.
• Through this growth in new condominium construction we have seen many individuals
invest in new and existing housing units, with no intent to occupy. Rather they have
invested for the purpose of renting these units as an investment property.
• We have also experienced higher quality rental housing units when many existing units
were renovated after been purchased by investors.
Moratorium was necessary until housing demand softened
• If was in all likelihood, necessary during this period of very low vacancy rates to have a
moratorium in place.
• At the same time, the moratorium did create a significant road block for individual
investors to convert existing units into higher quality units and re-rent them out after
conversion to a condominium ownership structure.
Roadblocks to for-purpose rental
• Taxation and policy at all levels of government are not favorable for the development of
for–purpose rental units.
• The absorption rate and demand for Regina rental housing units has certainly softened.
• Return on investment for investors in for-purpose rental is risky with relatively low yields.
The sale of the property or individual units are often when the return on investment is
realized.
Recommendation
• Ensure your Condominium Conversation Policy allows existing rentals with conversion
opportunities to be realized at times when vacancy rates are high. This helps create a
market for newer for-purpose rental to be introduced.
• Pursue strategies that will provide incentives for initial investment into for-purpose
rentals, appose to creating an environment that cools investors interest in for-purpose
rental, because you have significantly limited an exit strategy they may have from their
initial investment.
Thanks,
Stu Niebergall MBA
President & CEO
Regina & Region Home Builders’ Association
3100-1801 MacKay St
Regina, SK S4N 6E7
306-546-5221

