PROVINCIAL TASK FORCE ON HOUSING AFFORDABILITY
Moose Jaw Housing Authority
6 May 2008

This document has been prepared as a presentation from the Moose Jaw Housing
Authority (MJHA) to the provincial Task Force on Housing Affordability. The Board of
Directors of the MJHA appreciates the opportunity to participate in this exercise and will
look forward to the resulting reports and recommendations.

The primary mandate of the Moose Jaw Housing Authority has been in place for over 50
years, and it is to provide safe, affordable and appropriate housing to households with
core housing needs. To most people, this has been understood as the Housing
Authority being the primary or sole operator of public and social housing units within the
city of Moose Jaw. In fact, the Housing Authority, by definition, is the “landlord of last
resort”, and that very phrase reinforces the critical need of our traditional customers and
clientele.

Over the past several years, we have increased our collaboration with other groups and
organizations in the city, and have identified both emerging and long-standing housing
needs. Many of these groups will also present submissions to the task force, and there
will, therefore, be some common themes and repeated identification of issues,
challenges, needs and recommendations. However, what follows is the point of view of
the MJHA based on its long experience in this area.

HOUSEHOLD TYPES IN NEED (see statistical reports from MJHA, Appendix 1 & 2)

1. Low-income Seniors

e Unattached women: we are still dealing with a generation and group of
persons who did not work outside the home for most of their working years
and who do not have pension income to count on for support. A maximum
OAS/GIS income of approximately $1100 per month means these tenants
cannot compete for rental units in the private market.

e Increasing number of low-to-moderate income couples (requiring two-
bedroom accommodation): the overwhelming majority of seniors’ housing
units are one-bedroom, and were created for the reality of the 1980s, when
women outlived their spouse. While that is still the case for many persons,
we have begun to see an increase in the number of low-income couples
looking for suitable housing units and there not being a supply of two-
bedroom units available. The typical one-bedroom unit is too small (less than
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500 sq. feet) and there are often health problems which strongly support
separate bedrooms for husband and wife.

Individuals and couples requiring minimal assisted living services, such as
meal service, transportation assistance, limited personal care. There are
options available to households with sufficient means to purchase this type of
assisted living accommodation (e.g. retirement residences such as Mulberry
Estates, The Bentley, Crescent Park Retirement Villa, etc.). It is true that the
Saskatchewan Assisted Living Services (SALS) program has opened the
door for us to provide some of these services to a limited number of tenants.
However, there are many more persons requiring this type of service than can
be accommodated in existing public housing projects.

2. Low-income Families

Single parent (usually, female-headed households): This household type has
represented one of the greatest need groups for several decades. It is not
going to change in the foreseeable future and represents, on its own, enough
demand to take up virtually all of the public housing available.

Immigrant families: Some of the issues include large family size and cultural
norms of multi-generational households.

Students with families: Students attending SIAST Palliser campus,
International Bible College and Briercrest Family of Schools are often heads
of households. Accommodation is required for the academic year, of course,
but many of these same households have opportunity to begin their working
careers in Moose Jaw immediately following graduation and housing options
are virtually non-existent.

Expanded catchment area: With the affordable housing crisis, there has been
a demand for family housing on the part of households where the head of
household works or attends school in Regina and accommodation is not
available there.

Also, the potential expansion of the potash mines at Belle Plaine, indicates
that there will be a demand for temporary housing for construction workers
and their families, but there will also be long-term pressure for housing for
entry-level workers, as well.

3. Special Needs (requiring physical adaptation to the unit or personal
care/service issues)

Young adults with cognitive disabilities/challenges.
Adults with persistent mental health challenges.
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MJHA is aware of the submission which has been prepared by Regional Health
Authorities in these two areas of need. The MJHA concurs with their findings and
recommendations and would simply point out that Housing Authorities should and
would have a part to play in the delivery of appropriate housing units.

4. Under Housed Populations

e Unattached, non-senior women: The gender gap in wages continues to affect
women negatively, and there is no satisfying evidence to suggest this will
change in the foreseeable future. In the meantime, the MJHA has identified
single working women under the age of 55 as being particularly challenged
with regard to affordability and availability of appropriate housing. However,
the MJHA is not permitted to provide healthy, single adults with access to
social housing units, unless they have dependents. There is evidence to
suggest that women in this category are victimized regularly, both in terms of
financial penalty and personal safety.

e Second Stage Housing (victims of family violence): The local Transition
House works very hard to serve the needs of women and their children who
have suffered as victims of family violence. Lack of suitable and secure
housing leaves many of these women and children in a vulnerable and
potentially dangerous situation after residency in Transition House is over,
especially in the event where family support is not available. Second stage
housing includes safety and suitability of the unit plus immediate access to
counseling and intervention for women and children subsequent to the crisis
intervention of a facility such as Transition House.

CURRENT AFFORDABLE HOUSING AVAILABILITY

Whereas the numbers of households in need of safe, suitable and affordable housing
has continued to increase, the supply has not only remained static but has been
reduced in the past decade. Over the span of a decade, we have lost units through
deterioration, fire, etc. and they have not been replaced.

This situation has become even more critical within the past two years. Since 2006, the
MJHA has been required by the Saskatchewan Housing Corporation (SHC) to sell
eleven of its family units for the Affordable Housing Homeownership program initiated
by the provincial government. The impact to the Housing Authority’s portfolio has been
even more grave than expected because, contrary to our expectation, the units will not,
and can not, be replaced with new units, according to SHC. In October 2007, the
homeownership program was revamped and Housing Authority units are no longer
being sold. However, the crisis continues because of the cumulative effect of unit
disposal and loss.

This shortage dilemma has been compounded by a dramatically increased number of
applicants and no possibility of unit replacement.
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No one can be unaware that housing affordability, whether purchasing or renting, has
rapidly deteriorated within the past two years. The purchase price of an average family
home in Moose Jaw has leapt from approximately $82,000 to greater than $150,000 in
that period of time. Also, there have been monthly rent increases of up to 50% in most
private market rental projects, and a surge in condo conversion of many others. This
has meant households which could have considered home purchase as recently as
2007 are no longer able to afford that option, and their rental options are being taken
from them at the same time.

RECOMMENDATIONS

1. Family Support Mechanisms

On an anecdotal basis, we are aware of a growing number of seniors who are
returning, or simply relocating, to Saskatchewan because of a perception of
better services and lower overall living costs. Many of these persons do not
have family and social support networks to aid in the accomplishing of simple,
regular day-to-day demands and activities. Some examples include:
monitoring for daily health and medication assistance; transportation for
appointments; daily business and financial transactions; loneliness and
familial contact; etc.

The Housing Authority could become not only a housing provider but
also a service coordinator for these types of needs in the greater
community. As a matter of fact, the Housing Authority will often
eventually have these seniors as tenants and, by default, has a vested
interest in providing this kind of monitoring.

2. Family Housing Registry

In many cases, the Housing Authority is the first stop for people new to
the community and others who are suddenly in a housing crisis. The
Housing Authority, with appropriate legislative and regulatory support,
could provide housing registry services to match tenants with available
units.

3. Housing Standards

There are many instances where private market housing units are totally
unacceptable and do not meet even basic requirements for health, safety and
security. In too many cases, the rental cost for the unit is exorbitant and
bears little or no relationship to the quality of the accommodations.
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The Housing Authority, again with appropriate legislative and regulatory
changes, could become the key agency to provide housing inspections
and to insure minimum standards and equitable rent charges. In fact,
many citizens already think that Housing Authorities do have a
responsibility in this area. We have an opportunity to build on that
expectation. Given the extent of the Housing Authority Network, it
should be possible to make the standards municipally based, thus
reflecting the different community needs and housing market in the
local area.

4. Family Housing Project

The Housing Authority has prepared and presented information relative to critical
housing needs in the city of Moose Jaw many times over the past 10 years. That
information is attached to this document as Appendix 3: Housing Project
Development, 29 December 2006. Though the MJHA had been solicited for this
project application, no discussion took place, and we were advised 15 January
2007 that Moose Jaw would not be considered for this, or any, project
development.

5. Community Housing Plans

In order to harness the innate knowledge, capabilities, and manpower of
communities to build their community in their own vision, urban municipalities
must be required by the provincial government to have in place a community
housing plan that is complete and up-to-date. Such a plan, as part of a larger
community development plan, would allow town and cities flexibility whether
dealing with prosperity or shortage. Long-term planning is always a good thing.

6. Creation of New Public Housing Stock

Obtain a commitment from Federal and Provincial Government to acknowledge
the critical nature of housing stability vis-a-vis family, neighbourhood and
community well-being.  This would mean replacing lost budget dollars,
particularly at the federal level for the creation of new housing units and the
sustainability of existing housing projects. This would not be the primary solution
because flexibility is key to managing the demands of a constantly changing
economy. However, there is a basic continuing and provable long-term need for
more social housing rental units.

7. Rental Supplement Funding

It is not possible to build new or replacement units in a cost-and-time-appropriate
manner. The demand is too great; the cost is too high; the need is too urgent;
the human resources are not available. Therefore, effective immediately the
provincial government’'s Rental Supplement Program needs to be expanded
dramatically in breadth and depth. That is, the program needs to be made



Page 6 of 14

available to a wider range of income groups and the individual supplement needs
to be increased to reflect the current pricing of rental accommodation in the major
urban centers of Saskatchewan, including Moose Jaw.

8. SHC Affordable Housing Units

Traditionally, the affordable housing units owned by SHC have had their rents set
as a percentage of the local market rate. This means that units will usually rent
for up to 10% less than a comparable unit in the market place. In a stable
environment this is appropriate and workable. However, we are not in a stable
environment: rents are increasing in double digit percentages. SHC affordable
units must be priced within a maximum of 35% of gross household income being
used for housing costs, including utilities.

CONCLUSION

We trust that this information is useful and helpful to the task force. We appreciate the
opportunity to present our concerns and ideas for solution to what has become a
housing affordability crisis in Saskatchewan. This Housing Authority, along with the
entire network of housing authorities (286) in the province represents a community-
based, “rubber meets the road” delivery agent with expertise and potential that has not
been fully explored. We believe that we can be a part of the solution and can effectively
deliver more programs to a greater number of people at lower cost than centrally
organized bureaucracies. Further, we hope that housing authorities will be directly
included in the development and implementation of solutions flowing from the work of
the Task Force on Housing Affordability.

Respectfully submitted:

The Moose Jaw Housing Authority Board of Directors
Ms. Sharon Bourdeau, Board Chair

Contact:

David E. Foley, BSW, ARM®

General Manager, The Moose Jaw Housing Authority
225 Caribou St. West, Moose Jaw, SK S6H 7W3
306-694-4055

dfoley@sasktel.net




Page 7 of 14

APPENDIX

1. MJHA Vacancy Recap to 30 April 2008
2. MJHA Waiting List to 30 April 2008

3. Letter re: Housing Project Development, 29 December 2006.
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APPENDIX #1

MJHA VACANCY RECAP
To 30 April 2008

1- 2-Bdrm 3- 2-Bdrm 3-Bdrm 4 + TOTAL
Bdrm Apt. Bdrm House/ House/ Bdrm
Apt Apt Townhouse | Townhouse | Hous
e
Available Senior 0 0 n/a n/a n/a n/a 0
|
Available Family 0 0 0 0 0 0 0
Less: Maintenance Held units (2)
TOTAL UNITS AVAILABLE 0
Affordable Housing

| Available | o | o | o© 0 | 0 | n/a 0
TOTAL UNITS AVAILABLE 0
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APPENDIX #2

MJHA WAITING LIST

To 30 April 2008

Applications in Process/Pending 25 30 55

Applications Approved for Placement 39 9 48
TOTAL | 64 50 | 108 |
Family Senior
2 Bdrm 3 Bdrm 4+ Bdrm 1 Bdrm 2 Bdrm
22 13 4 51 13 103
Activity Report
MILS | Senior | Family | TOTAL

Home Visits 22 23 45

Transfers 1 0 1

Board Appeals 0 0 0

Affordable Housing (MILS) Report
Current | Y.T.D

Number of inquiries for April 08 12 109
Number of Applications Received 7 20

Affordable Housing Waiting List

1Bdrm 2 Bdrm

3 Bdrm

5

16
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APPENDIX #3
GOPY, 5 2000

29 December 2006

Mr. Bob Cushon

Project Development Officer
Saskatchewan Housing Corporation
6" Floor,1855 Victoria Avenue
Regina, SK S4P 3T2

Dear Bob:

RE: HOUSING PROJECT DEVELOPMENT

Further to our meeting on Tuesday, 19 December 2006, this letter will reiterate some of
the points that were discussed and confirm our strong belief that there is an unfulfilled
need for two-bedroom, multi-family housing in Moose Jaw.

| appreciate your forwarding the document Community Profile for Moose Jaw and
inviting my comments. While it caused some delay in this response, it was very useful
in our exercise of identifying the housing needs and demands in Moose Jaw as we see
them. After extensive discussion amongst the managers of the MJHA, we have
identified some critical factors, which impact the housing needs in Moose Jaw.

First, there is no disputing the fact that there is a need for additional two-bedroom units
in Moose Jaw. Currently, in the family housing portfolio we have 310 units; 48 of those
are two-bedroom units. To alleviate some of the pressure for 2-bedroom social housing
units, 20 two-bedroom units in Prairie Meadows, an Affordable Housing project, have
been converted to social housing. Because we do not have enough appropriate two-
bedroom units, we over-house single parent, one child families to a great degree. More
often that not, this means placement in a three-bedroom, detached house. Currently,
there are at least five families that are overhoused.

Although we understand the data presented in the Need and Demand Analysis
prepared by Murray Wall, we disagree with several of the conclusions that were drawn
from that data, for the following reasons:"

! In stating our position, we have referred to a MJHA project, which we consider to be a reasonable model. That
existing project is Fairview Apartments at 665 Fairford St. East, a 37-unit walk-up building for families. The tenant
profile is similar to that which is being targeted. In that project, the average rent-geared-to-income is $322/month,
which would suggest an average gross monthly household income of around $1,100.



Page 11 of 14

Vacancy Rate

As of December 2006, there is a vacancy rate of 5.51% or 41 units in our social housing
portfolio. Of those units, 26 are in the senior or special needs projects. Of the
remaining 15 units, 5 units are “on-hold” for the Centenary Affordable Housing Program
as units immediately ready for sale. These means that the effective net vacancy rate for
social housing in the MJHA portfolio is 1.34%.

Secondly, Mr. Wall states that there are a “significant number of affordable housing
available on the private market”. While this may be true, we have no way of being able
to prove or disprove the statement. However, we can say unequivocally that there has
been no new construction of multi-family rental project in Moose Jaw for the period 1995
— 2005. Our anecdotal experience suggests that affordable rental housing in Moose
Jaw tends to be substandard and often targeted to temporary (9 — 10 months) student
housing to accommodate the SIAST student body.

Thirdly, the paper states “new housing construction indicates that the current housing
stock is adequate to meet any immediate needs.” Our comment to this conclusion is
simply that the demographic that we are targeting is not building new homes and, in any
event, we are not looking for detached or semi-detached units. We do recognize that
there is a “domino effect” when new housing is constructed, but do not believe it is
filtering down to the demographic we are targeting.

Essentially, we think that the raw numbers used by Mr. Wall are correct and would
indicate, on the surface, that it is reasonable to conclude that additional housing units
are not required in the city. However, when the numbers are reviewed in conjunction
with the other information that is available, as noted above, and as outlined in the the
subsequent paragraphs of this document, it is not reasonable to come to those
conclusions.

Further comment and observation is warranted, and | would draw your attention to the
following points:

Location

It is our strong contention that too many of our two-bedroom units that are in the wrong
locations. We have too many units that are distant from schools, stores, jobs and other
amenities. This creates a catch-22 situation for tenants: if they do not have a vehicle,
these locations present a hardship and although the tenant may not like the location, if
they have a vehicle these poorly located units are likely what they will be offered.
Essentially, the tenant must accommodate the location, instead of the other way
around. Ultimately, the units are rejected by potential renters because of location.

Public transportation in Moose Jaw leaves much to be desired. It can be utilized when it
is the only option, but it is very limited. For example, city buses operates between the
hours of 7:15 to 9:15 daily, and on Saturdays the last bus runs range from 5:45 to 6:15
p.m. In the evenings, two of the four bus routes move to 60-minute service from 30-
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minute service. As a rule, the buses do not run on statutory holidays. This means that
persons working shift work or outside of peak time periods, or requiring bus service
outside the central core of the city are virtually unable to use public transit.

The site location will present some challenges. We have reached the conclusion that
the proposed location on Manitoba Street is not suitable for a number of reasons. First,
we do not believe the site is large enough to accommodate all the things that were
discussed: number of units, parking for each unit, an out-door play area, orientation
away from Manitoba Street, etc. Secondly, we simply do not believe that single-parent
families would be prepared, nor should they be asked, to live on a busy expressway like
Manitoba Street. Regardless of children’s ages, parents would not accept the location
for reasons of personal safety and security, noise etc. Finally, proximity to schools, day
cares and other amenities would prove very difficult and we believe this would adversely
affect the placement of tenants and therefore the viability of the project.

In addition, there was a great deal of discussion about the location of the project, if it
was to be closely proximate to Wakamow Place. It needs to be recognized that
potential tenants may feel a degree of discomfort because of the nature of the client
base for that facility. Though we do not want to encourage the “NIMBY” mindset, it is
clear that there are social constraints that must be recognized in this particular case.

Suitability of units

The majority of single-parent households tend to be headed by women. Safety and
security is always an issue whether it relates to lost keys or fears for personal safety
and the safety of children and family members. The choice should be available to those
potential tenants that want a heightened level of security.

Living in a detached unit can add to a feeling of social isolation, depending on the
location of the house, access to transportation, family support, etc. Life in a multi-unit
housing project often allows for a wider range of support (babysitting, moral support,
etc.) from other tenants in a similar life situation, and provides an opportunity for more
effective and efficient service delivery on the part of social support agencies.

Affordability of units

It is a fact that it costs more to live in a detached house than an apartment-style multi-
unit building. Ultility costs for a detached home are greater than would be the case for
multi-unit projects. They are more costly to heat because all four walls are exposed to
the elements; the basements in our houses are not insulated, which adds to the cost of
heating. Additionally, yard maintenance (including lawn watering, etc.) add to time
demands and costs that would not be incurred in a multi-unit building.

The cost of living in these houses has become onerous for some low-income tenants
and we have had a few tenants move out of social housing because they could not
afford the utilities. Moose Jaw may be somewhat unique in that the majority of tenants
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in MJHA are “working poor” and not recipients of income security programs (e.g: SAP,
TEA, El, etc.)

We have had requests from tenant who initially wanted to live in a detached house
requesting transfers to multi-unit suites because of the high cost of the utilities.

Centenary Affordable Housing Program

All of the twenty-four houses that have been selected for the CAHP program are three-
bedroom, detached houses, representing 72 bedrooms. All of those units are being
drawn from the social housing portfolio. As these units are removed from the portfolio,
there will be fewer houses to use for social housing tenant, and this create even greater
pressures on the social housing applicant and transfer list, including tenants currently
“over-housed”.

Let me reiterate the comments and observations that were made during our meeting on
Tuesday, 19 December 2006:
1. There is a need for two-bedroom family units in Moose Jaw;
2. There is not a multi-unit building in the current MJHA portfolio that would be
suitable for conversion to this purpose;
3. The need is for between eighteen and thirty units;
4. A resident caretaker would not likely be required in the kind of project under
consideration;
5. The City of Moose Jaw has not been able to provide us with any appropriate
property, currently available and vacant. There are no other appropriate (by
location) lots available at this time.

During our discussion, we were able to outline some of the requirements of a new
project:
1. The building should be apartment-style, not more than three stories and built for
families;
2. The majority of units to be two-bedroom, with some provision possible for three-
bedroom units;
3. The City of Moose Jaw bylaw dictates that there must be 1 parking stall per unit.
4. The building should have a common area of about 1,000 sq. feet. This common
area could logically be adjacent to the common laundry area and would provide
space to encourage social interaction amongst tenants; use by Family Tenant
Association; indoor recreation and supervision area for children while the parent
is doing the laundry;
5. There must be a secure, outdoor play area, suitable for the age and number of
children resident in the project.

From your comments, we understand that the City of Moose Jaw will support this type
of project with a 5-year (or similar) tax abatement.
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These are some of the issues that were discussed, but we recognize that there will be
other considerations that will have a bearing on this development. We are very excited
about this project and are available to provide input and consultation at any stage.
We look forward to the next phase of this project and hope to hear from you soon.

Yours truly,

David E. Foley, BSW
GENERAL MANAGER

MAK:DEF



