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Disclaimer 

 
This report has been prepared by V3 Companies of Canada Ltd. for the benefit and use by our client, 

City of Moose Jaw. The information contained herein including any analyses, conclusions and 

recommendations represent our professional judgment in light of the information available at the 

time of the report’s preparation. This report may be used only by the Client, their employees and 

assigns without written permission. 

 

This document is an unpublished work. The information contained in this report was derived from a 

variety of sources. Although due care was taken to ensure that the data and information is reliable, 

V3 cannot warrant the completeness or accuracy of the data. 

 

 

Issued for distribution April 11, 2018. 

 

 

 

 

 

 

 

 

 



 

 

 

 

City of Moose Jaw Housing Business Plan Update 

Executive Summary 

 
The City of Moose Jaw has participated in affordable housing programs as far back as 2003. In 2011 

the City commissioned the preparation of a comprehensive Housing Business Plan. The Plan has not 

been updated since that time. In the fall of 2017, V3 was contracted to update the Housing Business 

Plan to identify current housing pressures and gaps and needs in the Moose Jaw housing market and 

propose actions which will help address those gaps and needs. The Business Plan looks at all forms of 

housing, with a primary focus on non-market housing. 

 

According to policy, the City of Moose Jaw desires affordable housing and supportive housing 

options in all residential neighbourhoods. The rise in the number of seniors until 2031 will drive the 

need to provide more personal care homes and supportive housing for this segment of the 

population. Young people, in their 20’s, will also drive the need for housing in and close to 

downtown. Housing for young families who will form households and start out with modest incomes 

and family expenses is another driver. Infill housing and the renewal and rehabilitation of existing 

housing in established neighbourhoods is expected to continue. 

 

Conditions have changed in the Moose Jaw marketplace since 2011 where the main issue was lack of 

serviced lots for both market and non-market housing. Today, the emphasis needs to be placed on 

diversifying and upgrading the Moose Jaw housing stock for continued growth and a more diverse 

population. The promotion of residential growth in and near the City Centre will also remain a 

priority. This housing and action plan focusses on providing support for both affordable housing and 

residential development in key strategic areas of Moose Jaw to meet community goals. For example, 

intensification of residential growth in and adjacent to the city centre would be supported by this 

housing plan. 

 

Incentive programs have shown modest success since 2011. This report is recommending to expand 

the incentive offerings with a ‘single-intake’ housing incentive program which is based on an 

‘earned-points’ system. This type of incentive program makes it clearer for the applicant what is 

important to the City of Moose Jaw and matches the level of incentive to the amount, type of 

housing, and features which are being offered by the builder.  
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The Action Plan begins on page 21 and contains 16 Immediate Actions; 19 Short-Term Actions and 9 

Long-Term Actions which correspond to five major strategic categories: 

 

1. Policy Changes 

2. Financial Initiatives 

3. Community Support 

4. Research and Monitoring 

5. Education and Awareness 

 

The Action Plan recommends several key initiatives. For example, the adoption of a formal Council 

policy for the administration of incentives. This will increase the governance and accountability for 

the provision of incentives. Another recommendation is the adoption of a new method of funding a 

proposed new consolidated Housing Reserve, with no reliance on property taxes. 

 

The Action Plan is intended to direct actions and policy for up to ten years, with an annual review of 

progress. The Action Plan also calls for a greater role for the Moose Jaw Housing Advisory 

Committee, and participation from the broader community at large. 

 
The Housing Business Plan is comprised of the following main elements: 

 

The adoption of this business plan and the implementation of the Immediate Actions puts the City 

of Moose Jaw in an excellent position to take advantage of the new Canadian National Housing 

Strategy (NHS). With up to $40B of funding for a multitude of programs over 10 years, combined 

with the Moose Jaw Housing Business Plan and Reserve, the City will be able to attract new 

housing developments to meet critical needs. The NHS is planning to begin accepting applications 

for various programs between 2018 and 2020. 

Annual Monitoring/Reporting

Annual Report Housing Committee

New Incentive Program

Single Intake Earned Points System

New Housing Reserve & Council Policy

Better Governance Streamlined Process
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1.0 Introduction 

1.1 Purpose 

The purpose of this report is to provide the City of Moose Jaw with an updated Housing Business 

Plan with specific goals and actions to address issues and gaps within the Moose Jaw housing 

market. This report addresses the following: 

a) Conducts a review and assessment of current housing situation. 

b) Reviews the performance of the 2011 Housing Business Plan. 

c) Through consultations, identifies issues and gaps within the housing market. 

d) Updates the plan, with specific actions, and creates a reporting template for annual 

monitoring. 

e) The study also examines the City’s ongoing role in land development and recommends policy 

updates for considering applications for incentives and the sale of serviced lots. 

It should be noted that this housing plan addresses non-market and market housing issues, and does 

not specifically address homelessness issues and associated service programs. 

 

1.2 Background 

The City of Moose Jaw adopted its first Housing Business Plan in 2011. At that time, market 

conditions were quite different than they are currently. In 2011, demand for serviced lots and 

housing was rising faster than the market could provide them. This growth in demand was occurring 

province-wide. As a result, supply of serviced lots was reduced to zero and prices for housing rose 

quickly. It was noted in 2011, that the lack of serviced lots could affect economic growth if new 

serviced lots were not created quickly.  The lack of supply and rising demand affected all forms of 

housing from non-market rentals to market ownership units. 

This report includes a review of current demographic and specific housing data to identify trends 

which will be important to address in the present and over the next 5 to 10-year period. V3 has also 

based the housing plan update on key stakeholder interviews, discussion with city officials, and a 

working session with the Moose Jaw Housing Advisory Committee. 

The updated Housing Business Plan contains an Action Plan on page 21 which lists the Action Goal, 

Target, Task, Owner, Priority and Estimated Cost for a range of issues affecting housing in Moose 

Jaw. What is important to keep in mind is that housing issues cannot be solved by one organization 

alone. It takes an entire community to address and resolve all housing issues over time. The Housing 

Business Plan has its greatest value in focussing attention and resources on key issues and gaps and 

is a useful tool for marshalling community resources to resolve those issues. 

 

 

 



 

 

V3 Companies of Canada Ltd. | 2 

 

City of Moose Jaw Housing Business Plan Update 

1.3 Current Planning Framework 

Every municipality operates within a policy framework. In Saskatchewan, the main policy document 

affecting growth and development is called the Official Community Plan (OCP). What follows below 

is review of the Moose Jaw OCP and the relevant sections of the OCP related to housing. Other 

relevant planning documents are also reviewed and summarized as to they relate to housing. 

1.3.1 Official Community Plan  

The City of Moose Jaw’s Official Community Plan (OCP) was created to provide a policy framework 

to direct development in a manner that balances the environmental, social, physical and economic 

needs of the community. The current OCP is a planning document intended to guide growth and 

development within Moose Jaw to a population of approximately 40,000.  

Housing is a major component of the OCP, and the following table will highlight the key features 

within the planning document as they pertain to the housing update. The OCP will act as the guiding 

document, with the Housing Plan Update fulfilling the role of implementation of these principles. 

The Housing Plan is but one document that can be used in unison to implement effective 

developments throughout the city. Amendments to the OCP are possible, but it is recommended 

that the housing update works towards the aspirations and principles already laid out in the 

document.  

 

Section Comments 

Residential Land Use and Housing – 
Objectives 

Housing to include a range of household types and incomes. 

Encourage infill development to meet needs of a diverse 
population and to make efficient use of infrastructure 
(municipal and community). 

Facilitate economic development and entrepreneurship 
through home-based businesses, secondary to residential 
use. 

Residential Land Use and Housing - 
Policies 

City to maintain between 2-5 years supply of serviced 
residential land. 

Future residential subdivision to include attracting young 
families and a renewed workforce, and be suitable for 
educational and employment opportunities. 

Higher density housing will be allowed in each residential 
neighbourhood, as long as no conflict with other densities or 
uses exists. Same provision for medium density with respect 
to lower density. 

Supportive housing allowed in all residential neighbourhoods, 
Zoning Bylaw to be referenced for 
definitions/densities/guidelines. 

Conversion of buildings to condominiums allowed at Council’s 
discretion. Proposed conversions of existing rental dwelling 
units may be phased to avoid vacancy rate problems. 
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Section Comments 

Residential Land Use and Housing - 
Policies 

City encourages infill close to downtown and in mature 
subdivisions. 

Density and character of neighbourhood are the primary 
considerations for redevelopment.  

Infill housing must consider household needs for a range of 
social and economic characteristics, and to make efficient use 
of municipal and community infrastructure. 

City encourages conservation and renewal of housing stock 
by participating in federal or provincial programs available for 
residential owners. 

City encourages and supports a greater residential population 
within and near the Downtown through flexible development 
regulations, consideration of rezoning applications, the 
provision of residential amenities and the ongoing upgrading 
of municipal infrastructure. 

City supports commercial and industrial building conversion 
near the Downtown.  

City encourages the assembly of land for housing projects in 
the Downtown. 

Community Service/Institutional 
Land Use – Policies 

City to encourage adaptive reuse of school buildings and sites 
for residential use (amongst other uses). 

Council may consider redevelopment of site if no adaptive 
reuse potential is present. 

 

1.3.2 Downtown Local Area Plan (2017) 

Funded through the Innovative Housing Capital Budget, this Local Area Plan (LAP) is a non-statutory 

document developed to stimulate desired development within the Downtown area. A successful 

downtown in any city will have a wide range of housing stock, tenure type, infill sites, and cater to all 

demographics in the community. The following table highlights the aspects within the LAP that 

pertain to housing, and that were taken into consideration throughout the housing update. 

Section Comments 

Key Planning and Design Principles 

Heritage inventory to be preserved, adaptively 
re-used. 

Focus on living and working in Downtown. 

Affordability & Equity, potential to introduce 
creative and affordable housing alternatives. 

Land Use 
Primary land use C2 High Density Commercial 
District, provides range of commercial and 
residential uses in high density form. 

Development Sites Infill possible on underutilized and vacant lots. 

Historic Preservation Context-sensitive development. 
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Section Comments 

Drivers for Downtown Housing 

1. Baby Boomers and Millennials 
2. Preference of urban lifestyle (proximity) 
3. New affordable housing stock 
4. Sense of place 

New creative housing forms (co-housing) 

Ageing in Society 

Downtown is the primary residential hub for 
seniors, affordable and close to services and 
amenities. Demographic projections cite 
proportion of seniors to rapidly increase until 
2031. 

Millennials represent 24.4% of population, desire 
for Downtown living. Should be key focus on 
fueling economic growth and urban 
revitalization. 

Revitalizing the Downtown through Heritage 
Conservation 

Capitalize on Adaptive Re-Use opportunities to 
achieve a mixed-use Downtown. 

Adaptive Re-Use 

Encourage by creating incentives for property 
owners that streamlines the process. 

Amending the Zoning Bylaw to address parking 
requirements and use constraints that may 
negate ability of mixed uses. 

Infill Strategy – Land Use 

Support mix of uses. 

Encourage more Residential to support existing 
grocery amenities and Downtown vitality. 

Allow for potential parking reductions without 
compensation to the City. Waive or remove on-
site parking requirements in exchange for 
alternative programs. 

Infill Strategy – Residential Intensification  
 

Increased residential development a priority. 

Be creative, allow for adaptive re-use of heritage 
buildings (residential above commercial) and a 
mix of residential types on developable blocks 
(live/work, townhouses, stacked townhouses, 
affordable and ageing in place options). 

Prioritize incentives for family-oriented, 
live/work, adaptive re-use of heritage buildings. 

 

 

 

 

 

 

 



 

 

V3 Companies of Canada Ltd. | 5 

 

City of Moose Jaw Housing Business Plan Update 

1.3.3 South Hill Local Area Plan 

Another LAP funded from the Innovative Housing Capital Budget, the South Hill LAP was created to 

improve conditions and stimulate development within the neighbourhood. Infill development is a 

priority for neighbourhoods outside of the downtown, and is reflected in the following table that 

addresses the relevant sections of the LAP in South Hill as they relate to housing. 

Section Comments 

Neighbourhood Policies – General Land Use 
Development 

Encourages infill development. 

City should support a variety of uses and 
densities. 

Neighbourhood Policies – Housing and Infill 
Development 

Visibility, access and egress, and firefighting 
requirements should be included as part of a 
proposal. 

City should encourage residential development 
that reflects community character, including 
supporting affordability and life cycle housing.  

New residential development to be integrated 
with existing development to: facilitate linkages 
to the community, provide efficient servicing, 
have access to schools, and adhere to 
appropriate development standards to ensure an 
equitable quality of life. 

Infill is a priority in South Hill. 

Encourage a mix of housing development, 
consider opportunities for innovative 
developments that increased density will be 
considered. 

Apartment and townhouse uses should be 
supported, if they fit density regulations of 
current zoning. 

Laneway suites may be a viable option for South 
Hill. 
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1.4 Market Update  

Understanding the current market is a critical component moving forward when updating the 
housing plan. As part of a recent land development project with the City of Moose Jaw, V3 undertook 
a Residential Market Research Report in March 2017. This section will summarize this market 
research, and provide more current statistics and information which were used for purpose of the 
housing update. The following table provides a brief overview of the current housing climate in 
Moose Jaw, with further explanation later in this section. Source: Statistics Canada, 2016 Census 
Profile.  

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Demographic Information 

Population (2016) 32,724 

Age Distribution (0-14) 17.8% of Pop. 

Age Distribution (15-64) 62.9% of Pop. 

Age Distribution (65 and over) 19.3% of Pop. 

Average Age 41.8 

Housing Inventory (2016) 

Total Private Dwellings 15,866 

Total Occupied Private 
Dwellings 

14,200 

Building Permits 

2016 53 

Housing Starts 

2016 138 

Housing Type (2016) 

Single-Detached House 10,085 (71.0%) 

Apartment (5 or more storeys) 630 (4.43%) 

Semi-Detached House 340 (2.39%) 

Row House 405 (2.85%) 

Apartment or Flat (Duplex) 350 (2.46%) 

Apartment (<5 storeys) 2,065 (14.5%) 

Other Single-Attached House 75 (0.53%) 

Movable Dwelling 240 (1.69%) 

Household Size (2016) 

1 Person 4,940 (34.0%) 

2 Persons 5,015 (34.5%) 

3 Persons 1,925 (13.2%) 

4 Persons 1,700 (11.7%) 

5 or More Persons 970 (6.67%) 

Average Household Size 2.3 
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1.4.1 Population Profile 

The City of Moose Jaw has experienced lower growth rate in population than the provincial average 

from 2011-2016, 0.5% and 6.3% respectively. This lower growth rate could be attributed to the 

proximity between Moose Jaw and Regina, with the provincial capital attracting more residents. 

Breaking down the population into ago cohorts, two groups provide excellent insight into possible 

features of the housing plan update. The percentage of the population aged 65 and older is higher 

than the national average by almost 4%. There are obvious accommodations that must be made for 

this segment of the population, for which community priorities have been outlined in the OCP. 

Demand for seniors related housing types and services are expected to increase in the short and 

medium term for this age cohort. The percentage of working population (ages 15-64) in 2016 for the 

City of Moose Jaw is 62.9%, compared to a national average of 68.5%. As this segment of the 

community ages, housing developments will be needed to address the growing demand for all types 

of housing and both tenure types (ownership and rental). 

1.4.2 Current Housing Market 

The City of Moose Jaw has experienced a declining number of residential building permits over the 

past four years, but has levelled off since 2015 with 53 permits. Housing starts on the other hand 

have increased dramatically from 2015-2016. With 54 housing starts in 2015 increasing to 138 

housing starts in 2016, the number of builds has increased almost threefold. According to CMHC, the 

number of housing starts is expected to stabilize in 2017 before increasing again in 2018. Average 

household income in Moose Jaw in 2015 (most recent data from Statistics Canada) is $84,786. The 

provincial average household income is $93,942. The average expenditure on shelter in Moose Jaw is 

26.8%, meaning housing is affordable (meeting the 30% threshold for affordable housing). The 

affordability can be attributed to the low land prices and reasonably low costs of living and housing 

compared to the national average. In 2016 homeownership was 67.5%, another indicator that 

housing in Moose Jaw is affordable. Vacancy rates for rental properties are lower than the provincial 

average of 9.4%, and are in the stable range of 3-5%. According to the CMHC Housing Information 

Portal average rental rates for a two-bedroom apartment were $915/month in October 2017. 

In August 2016 the median listed house price was $239,900, marking a decline since 2014. Overall, 

housing is affordable in the community for both property owners and renters. The City’s property tax 

rate is relatively low contributing to housing affordability, as shown on the following chart 

comparing average residential taxes from municipalities across Saskatchewan. Note: the average 

amount of residential tax is $2,601.05.  
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The City’s economy is forecasted to increase local employment, therefore increasing demand for 

housing stock. Housing demand, prices and rental rates are projected to stabilize in 2017 with an 

anticipated increase by 2018 (CMHC). If the price of land remains low demand for large lots will be 

high given the affordability. With housing prices expected to increase with stronger demand 

generated by increased local employment, alternative housing types should see an increase in 

popularity. The current demand for apartment and senior complexes is low, as there is ample supply 

of these housing types. In keeping with community priorities, future apartment developments 

should be on land adjacent to, or near, a bus route.  

 

Overall, housing affordability does not appear to be a major issue in Moose Jaw at the present 

time. However, there appears to be a growing demand for housing for seniors, and supportive 

housing options for seniors. Age in place, de-institutionalized (personal care home) options will 

need to be increased throughout Moose Jaw over the course of the next ten years. Housing for 

students, and a greater range of housing options for young professionals, workers and young 

families will also continue to grow. The range of housing types currently offered in Moose Jaw 

will need to expand over the next 10 years to accommodate an increasingly diverse population. 

 -
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1.5 Existing Housing Incentives 

The Affordable Home Ownership Program (AHOP) and the Rental Construction Initiative (RCI) 

programs have expired. The Saskatchewan Housing Corporation was a key funding agent for both of 

these programs which have since run out of funding or have been cancelled. However, both of these 

programs began to show results and program take-up had grown between 2013 and 2016. The RCI 

program and the AHOP program provided funding for 91 dwelling units and 28 affordable home 

purchases respectively between 2013 and 2016. 

At present, the City of Moose Jaw currently offers two housing incentive programs, the 

Replacement/Infill Housing Incentive and the Living Over Shops Incentive.  

1.5.1 Replacement/Infill Housing Incentive (City of Moose Jaw) 

Approved in 2003, properties with an existing house being demolished and replaced with a new 

single family or duplex dwelling on the same site are eligible for a five-year 100% tax exemption 

upon confirmation from the building inspector. Mobile homes are not eligible for this program, but 

Ready to Move and Modular Homes can receive the tax exemption. To be eligible for this program 

construction must be substantially completed within one year of receiving the building permit. The 

tax exemption is non-transferable, meaning only the homeowner who submitted the application 

may receive the incentive. All zoning requirements must be met for a property to be eligible for this 

incentive program. Properties (either vacant lots or developed) in every neighbourhood in Moose 

Jaw are eligible for the incentive program except the following neighbourhoods: 

• Sunningdale 

• VLA 

• Iron Bridge 

• West Park 

• Copper Ridge 

• Westheath 

 

 

 

1.5.2 Living Over Shops Program (City of Moose Jaw) 

A 5-year 100% property tax exemption on the increased assessment related to new 
residential above commercial space. Must be located within the downtown designated area to be 
eligible, must be existing vacant upper floor(s) developed into residential accommodation. Tax 
exemption commences January 1st of the year following occupancy. 
 
There has been no uptake in this program over the last five years. Some who were considering the 
program opted to use the Rental Construction Incentive instead. This may point to the fact that a 
cash grant per door is sometimes more valuable to builders than a 5-year tax abatement. This is 
especially true for developments where the units are intended for sale. 
 

Year Program Usage Note 

2011 11 There have been 11 cancelled agreements, 
largely due to properties being sold. 2012 10 

2013 13 

2014 6 

2015 3 

2016 3 

2017 1 

2018 4 1st quarter 
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1.5.3 Headstart on a Home Program (Province of Saskatchewan) 

This Program is administered by WESTCAP Management on behalf of the Province who funds the 
program.  The program offers a 4% Fixed Rate Loan to Builders of affordable and entry-level 
housing development projects. Housing units must be below the average MLS resale price to qualify 
as an affordable housing to be eligible. City of Moose Jaw must endorse the project as a condition of 
approval.  
 
Two multiple unit dwelling projects have utilized this program in 2015 and 2016. 
 
Although the Rental Construction Incentive (RCI) Program and the Affordable Home Ownership 

Program (AHOP) were both cancelled in March 2016, it is worth noting what those programs 

recently offered and the take-up of both programs (below). 

 

1.5.4 Affordable Home Ownership Program  

Partnership with Saskatchewan Housing, provides a maximum grant of $10,000.00 for a down 
payment for first time home-buyers, who meet maximum income criteria of $78,400 gross annual 
income. Many people who wanted to access the program had hard time securing financing. The 
program was limited to new construction. 
 

Year Program Usage Note 

2011 0 This was an affordable housing 
program and therefore only specific 
developments work. 

2012 6 

2013 3 

2014 5 

2015 10 

 

1.5.5 Rental Construction Incentive  

In partnership between City of Moose Jaw and Saskatchewan Housing, developers receive 
$10,000.00 “per door” for new residential rental buildings (minimum of 5 units). Units must remain 
rental for 15 years. Two-thirds of units must be minimum of two-bedroom. Total of 60 units per year 
to be funded. 
 

Year Program Usage 
(units) 

Note 

2011 0 Developments were locked in as rental 
units for 15 years. The program 
experienced trouble with development 
and locating suitable property. 

2012 6 

2013 3 

2014 5 

2015 10 

 

Overall, most of the recent incentive programs have had a successful amount of utilization.  The 
exception would be the Living over Shops program which has had no applications. 
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1.6 Funding for Housing 

Current Funding 

The City of Moose Jaw currently maintains two funds which are dedicated to housing. 

 

1. Innovative Housing Capital Program Account – at the time of this report, this account had a 

balance of over $300,000. This account was set up to make municipal contributions towards 

affordable housing programs which were offered by the Province. For a period of time, the 

account received annual funding of $75,000 from the general capital reserve. The general 

capital reserve receives revenue from city-owned lot sales. As of 2015, this account no longer 

receives funding as the account balance is deemed to have sufficient funds, and the Provincial 

programs are no longer active.  

 

2. Housing Reserve – this fund was set up to collect the City’s portion of proceeds from the sale 

of SaskHousing Corp. units in Moose Jaw. As of Dec. 31, 2017, the reserve had a balance of 

$954,338. This money is used at the discretion of City Council. Approximately one-half of the 

SaskHousing Corp. units have been sold to date, which means more revenue is expected in this 

reserve. 
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2.0 Public Consultation 

2.1 Public Engagement 

Note: the following subsections present a summarized version of the key takeaways from each 

engagement session. 

 

2.1.1 Moose Jaw Housing Committee  

The initial consultation meeting involved V3, Praxis Consulting, and the Moose Jaw Housing 

Committee. The attendees from the Housing Committee were presented with the following 

questions and the key takeaways are presented in this section, with detailed responses being found 

in Appendix A. 

 

Q1. What do you regard to be the most critical issues affecting housing in Moose Jaw in the current 

environment? 

  

The responses from the Housing 

Committee were fairly consistent 

when identifying the critical housing 

issues in Moose Jaw. The major 

themes are: 

 

• Insufficient supply of shelters, 

hostels and rentals 

• Property maintenance 

• Rental Affordability 

• Perceived Lack of suitable City-

Owned Lots for affordable housing 

• Shift in development preferences 

• Lack of federal funding 
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Q2. What is working well to address current and/or future issues concerning housing? (Strength-based 

approach) 

 

A clear consensus from the Housing Committee was made in response to this question, the two main 

strengths in Moose Jaw concerning housing are: 

 

 
 

 

Q3. What pressures do you believe could affect housing in Moose Jaw in the next 5 years? 

 

The Housing Committee also agreed the two pressures that could affect housing the most in Moose 

Jaw are: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

City's Housing Reserve

Diversified Housing
• Different types in all neighbourhoods

Population Increase

• Rural population moving into the City, and the affect of an 
aging population

Lack of Federal Funding
• Canada's National Housing Strategy (2017) provides 

approximatley $4.5 billion of funding to municipalities 
each year until 2028 
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Q4. What key roles do you think the City should play to address housing issues? Who else in the 

community should be involved? 

 

Opinion was expressed that the City would need to 

identify community stakeholders and groups to support 

the City in addressing housing issues. 

 

The Housing Committee believes that the City needs to 

regulate and comply with property maintenance 

standards. 

 

The City should also support development through 

potential avenues such as: 

• Funding 

• Lobbying the Provincial Government for funding 

• Remaining a land developer 

 

 
 

Q5. Given the list of options (Policy Changes, Financial Incentives, Education & Awareness, Research & 

Monitoring, Community Support), what would work best in Moose Jaw? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Education & 
Awareness

Research & 
Monitoring

Financial 
Incentives
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2.1.2 Key Community Stakeholder Interviews 

Through consultation with the City of Moose Jaw, and the Housing Committee, a shortlist of key 

community stakeholders was produced. The intention behind this methodology is that key 

stakeholders work directly with various community stakeholders, therefore having an in depth and 

first-hand knowledge of the housing situation in Moose Jaw. Five key stakeholders were interviewed, 

each being presented with the following questions: 

 

1. In 2011 the City of Moose Jaw adopted a Housing Business Plan. Since 2011, in your opinion, 
how effective has the Housing Plan been in addressing MJ Housing issues? 

2. In your opinion, what are some of the most pressing housing issues affecting Moose Jaw at 

the present time? 

3. What key roles do you think the City should play in addressing housing issues? 

4. Over the next 5 years, what are some of the housing pressures which you think could affect 

Moose Jaw the most? 

5. What are your thoughts on the City of Moose Jaw being a land developer? Do you think that 

housing issues can be addressed more effectively by Moose Jaw developing land? 

6. Do you have any other thoughts on where the City of Moose Jaw, or the community at large 

should focus their attention concerning housing issues? 

Similar to how the Housing Committee responses were presented in the previous subsection, the key 

community stakeholders’ responses are grouped by question and represent the key takeaways. 

Detailed responses can be found in Appendix B of this plan. 

 

Q1. In 2011 the City of Moose Jaw adopted a Housing Business Plan. Since 2011, in your opinion, how 
effective has the Housing Plan been in addressing MJ Housing issues? 
 

All of the stakeholders that chose to 
answer this question had similar responses. 
The key takeaways on the effectiveness of 
the 2011 Housing Business Plan are: 
 

• Adequate at the time of adoption, need to 
update with current market conditions  

• Noticed a decline in housing starts, issue 
to keep housing prices steady with rising 
costs 

• 2011 plan missed provision for renters 
who need additional housing support 

• 2011 plan missed specific strategies, but 
provided an overall framework that the 
City wanted to achieve 

• Need to create specific strategies in 
Housing Plan update 



 

 

V3 Companies of Canada Ltd. | 16 

 

City of Moose Jaw Housing Business Plan Update 

Q2. In your opinion, what are some of the most pressing housing issues affecting Moose Jaw at the 

present time? 

 

The key stakeholders were asked the same question as the Housing Committee, and the two groups 

had similar responses. According to the key stakeholders, the most pressing housing issues in Moose 

Jaw are: 

 

• Housing with supports 

• Affordability of rental properties 

• Housing for post-secondary 

students and single-person units  

• Supports missing from rental 

market 

• Affordable housing options 

• Updated information and 

demographics 

 

 

 

 
 

Q3. What key roles do you think the City should play in addressing housing issues? 

 

Key community stakeholders identified a few roles the City should play to address current housing 

issues: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Provide tax incentives for affordable housing with supports

More collaboration between the City and developers

Champion housing initiatives

Understand current issues, create an efficient process to encourage 
development
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Q4. Over the next 5 years, what are some of the housing pressures which you think could affect Moose 

Jaw the most? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Q5. What are your thoughts on the City of Moose Jaw being a land developer? Do you think that housing 

issues can be addressed more effectively by Moose Jaw developing land? 

 

Key community stakeholders gave a range of responses to this question, the common responses and 

key takeaways are listed below: 

 

• Stakeholders were unsure, or not supportive of the City of being a land developer, instead 

indicating support for increased dialogue between the City and land developers 

• The City should work with the community, as a facilitator through the land development 

process 

• The City could take the lead role, however, should work in partnership with other community 

stakeholders throughout the process 

• The City needs to promote incentive framework, and make readily available the requirements 

and information needed throughout the land development process 

• Communication between the City, developers, and realtors should provide a platform for 

mutual understanding on current housing initiatives, strategies, and the effect of working 

together to improve local housing conditions  

 

 

Supportive 
Housing

Economic 
Corridor Growth

Avenues for 
Homeownership

& Financial 
Viability 

Population 
Growth
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Q6. Do you have any other thoughts on where the City of Moose Jaw, or the community at large should 

focus their attention concerning housing issues? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Infill Development Should be a Priority

Maintain Current Housing Stock, Make 
More Land Available

Increased Communication Between All 
Stakeholders
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3.0 Strategy & Action Plan 

3.1 Strategies  

There are many strategies and actions that a municipality can utilize to assist and facilitate the 
construction of more adequate, suitable and affordable housing units. 
  
Generally, the various strategies and actions are categorized under 5 main headings: 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

3.1.1 Policy Changes 

Policy changes are initiatives which the City can undertake on its own to create a welcoming 
environment for affordable housing construction. These are often small, cost effective initiatives 
which encourage home builders and housing providers to increase the supply of affordable housing 
units, and decrease concentration. Below are some examples of policy changes which may be 
effective, depending on the needs and gaps within the city. 
 

a. Inclusionary Zoning 

b. Pre-designated sites 

c. Tax Title and Disposable Property 

d. Bonussing 

e. Legalize Existing Suites 

f. Priority Review Process 

g. Permit Garden & Garage Suites  

h. Dispersion Policy 

i. Increase Enforcement 

j. Create zoning specific to Affordable 
Housing 

k. Own/Operate Housing Units 

l. Landlord Registry 

  

Housing 
Business 

Plan

Policy 
Changes

Financial 
Initiatives

Community 
Support

Research & 
Monitoring

Education 
& 

Awareness
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3.1.2 Financial Initiatives 

Financial Initiatives are comprised of both incentives and programs which are often necessary and 
desirable to assist in bridging the gap between construction costs and client incomes. Incentives are 
effective when trying to encourage more supply in certain areas of the city, for example in the 
Downtown. Financial incentives have limitations however. They should never be viewed as enough 
to sustain a project over the long-term. Incentives are short-term and are used to encourage desired 
development within strategic locations. They are also not ‘giveaways’. Incentives should be viewed 
as a gentle market intervention designed to trade for something the municipality wants.  For 
example, the City can offer a five-year tax abatement in exchange for the development of a 
transitional housing development. Lastly, local incentives also extend the effectiveness of more 
valuable Provincial and Federal housing funds by adding to the base level of funding necessary to get 
projects off the ground. 
 

1. Tax abatements 

2. Self-funded Grants 

3. Land Assembly 

4. Sponsor Design Competition 

5. Fund a Demonstration Project 

6. Rent to Own Program 

7. Downpayment Grant 

8. Waiver of Development Charges for 
Affordable Housing 

9. Land Cost Reduction – Capital grants 
provided up front for purchase 

10. Builder-Sponsored Incentives - matched 
by City 

11. Tax Sponsorship Program (private) 

12. Rent Bank 

13. Mortgage (Equity) Sharing 

14. Community Land Trust/Bank 

15. De-concentration Incentive 

16. Land Hold Incentive - Attractive financial 
terms for groups who need to put a hold 
on land (i.e.  offer a 12 - 18-month land 
option period with a 1 - 2% non-
refundable option fee) 

17. Municipal Land Development – source of 
revenue 

18. Tax Deferral Program for Low Income 
Seniors
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3.1.3 Community Support 

Poor housing conditions and gaps in housing supply ultimately affects everyone in a community. The 
local government cannot be expected to solve all housing issues. Responses to housing gaps and 
issues must come from a variety of community stakeholders and organizations to be effective. 
Financial institutions, Faith-based groups, Service clubs, etc. can all play a role in ensuring that 
housing is adequate, suitable and affordable. 
 

1. Define the Municipal Role and assign Roles to Key Stakeholders. 

2. Hire an Affordable Housing Co-ordinator 

3. Create an Environment where the private sector is more likely to supply housing. 

4. Partner with First Nations to develop more housing. 

5. Form a Housing Co-op. 

6. Financial institutions - partnership. 

7. Formalize Community Group and evolve toward a community-based housing model. 
Sometimes housing issues are better addressed within the community, by a community run 
organization (e.g. Saskatoon Housing Initiatives Partnership - www.shipweb.ca/) 

8. Encourage Service Clubs to support affordable housing. 

9. Faith Based Community to provide leadership and develop more housing supports and units. 

10. Celebrate Housing Success – demonstrate success & foster hope. 

11. Housing First Strategy – with community support, develop a Housing First Strategy to resolve 
chronic homelessness. 

  
3.1.4 Research & Monitoring 

The following tools can be incorporated into the Housing Business Plan model to develop an 

effective monitoring platform: 

  

1. Builders' Survey – understand attitudes towards affordable housing. 

2. Annual Housing Business Plan 

3. Housing Tenure Analysis - Ownership vs. Rental - Concentrations of Rentals is an area where 

home ownership programs may be beneficial. 

4. Homeless Count 

5. Conduct and Fund Feasibility Studies 

6. Develop a Housing Key Issues Fact Sheet (update annually) - track key statistics: 

a. Average house prices 

b. Average income 

c. Median Multiple - Ratio of Median 

Home Price to Median Income (3:1, 

4:1…) 

d. Track Ratio of money spent on 

Housing Costs 

e. Track Debt Levels 

f. Track Unemployment 

g. Track Housing Condition 

h. Track Rents and Vacancy 
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3.1.5 Education & Awareness 

In order for the Housing Business Plan to be as effective as possible, efforts towards mutual 

understanding must be made on the part of the City of Moose Jaw. The following are possibilities 

which can be incorporated into the Action Plan:  

1. Community Workshop 

2. Guest speaker – Addressing Nimby. 

3. Guest speaker - to homebuilders about privately sponsored incentive programs. 

4. Guest speaker – the role of Faith Based Groups. 

5. Housing Handbook 

6. Participate in National Housing Day 

7. Incentive Programs - what funding is available from Province/Feds? 

 

3.2 Action Plan 

 

Policy Changes 

 

 

 

 

 

 

 

 

 

 

 

 

The action plan below is a list of recommended actions for the City of Moose Jaw and Community at 

large to undertake within three suggested time frames. The scope of the Plan is ten years with 

actions divided into Immediate, Short-Term and Long-Term timeframes. 

Immediate = within One Year 

Short-Term = within 2-5 Years 

Long-Term = > 5 years 

 

Housing 
Business 

Plan

Policy 
Changes

Financial 
Initiatives

Community 
Support

Research & 
Monitoring

Education 
& 

Awareness
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Policy Changes 

Goal Target Task Owner Priority Estimated Cost 

Streamlined 

Housing 

Application 

Process 

Single 

Application 

Process for all 

Housing 

Developments 

based on an 

‘earned-points’ 

system. 

Adopt a new Council Policy to govern the application 

for all Housing Incentives. The policy templates 

provided in the Appendix 1 and 2 could serve as a 

starting point. This will assist applicants, civic 

administration and City Council by outlining the 

process for application, eligibility requirements and 

the review and approval process for all housing 

applications. 

City of Moose Jaw Immediate Staff time to 

create new 

Policy. Small 

consulting 

contract to assist 

with developing 

new incentive 

program/policy. 

More Care 

Homes 

1 personal care 

home per year 

Pre-designate sites for Care Homes. For all new 

neighbourhood concept plans, 1-2 larger sites are pre-

designated and identified for a personal care home for 

every 100 – 200 single family lots. The lot would be 

offered and sold to a licensed personal care home 

operator. Zoning would restrict the number of care 

home residents to less than 10. After a period of time 

has elapsed with no buyer (e.g. 2-3 years), the lot may 

be sold to the general market. 

City of Moose Jaw Immediate. An OCP 

policy amendment to 

require the pre-

designation of lots is 

required. 

Staff time for 

OCP Amendment 

More Access  

to Land 

1 unit per year Offer Tax Title Property to Housing Providers. The 

City of Moose Jaw acquires, through tax enforcement, 

properties which would be offered on right-of-first-

refusal basis to builders and affordable housing 

providers for affordable housing project. If no buyer, 

the property is offered for sale in the general 

marketplace. 

City of Moose Jaw Immediate Staff time to 

offer properties 

for sale. 

Legalize existing 

Secondary 

Suites 

2-3 per year Legalize Existing Suites.  A policy change and 

incentive could be offered to encourage owners of 

existing secondary suites to come forward and obtain 

the necessary permits to increase health and safety of 

dwelling. The City of Moose Jaw could offer incentive 

to rebate the building permit fees upon completion of 

renovations. 

City of Moose Jaw Immediate Staff time to 

process policy 

change. 

Remove Zoning 

Impediments 

1 project started 

in 2019 

Create specific Zoning District for Affordable 

Housing. Affordable Housing needs density to reduce 

operating costs. A review of the MJ zoning bylaw to 

ensure there are zoning options for affordable housing 

development should be conducted. A minimum of 25 

units per acre is required to attract builders to build 

more units. Amenity space may be reduced by placing 

this zone within walking distance of public amenities 

such as parks. 

City of Moose Jaw Immediate Staff time to 

review and 

amend Zoning 

Bylaw. 



 

 

V3 Companies of Canada Ltd. | 24 

 

City of Moose Jaw Housing Business Plan Update 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Increase 

Governance of 

City-owned Lot 

Sales 

Streamlined Lot 

Sale Process 

A new Council Policy to administer City-owned lot 

sales will assist Moose Jaw with the acquisition, 

development and sale of serviced City lots. This policy 

may also contain provisions for:  

the sale of Pre-Designated Care Home lots 

the offer of Tax Title Properties to affordable housing 

providers, and 

the allocation of 2.5% (suggested) of gross sale 

proceeds to the Housing Reserve. 

City of Moose Jaw Immediate Staff time to 

develop and 

approve new 

Policy. 

Affordable 

Housing in all 

areas of the City 

Avoid areas of 

Concentration 

In conjunction with incentive programs, place in 

policy that no incentives from City will be offered if 

affordable housing is located within a pre-defined area 

of concentration. 

City of Moose Jaw Short-Term Staff time to 

process policy 

change. 

Increase range 

and types of 

Affordable 

Housing  

1-2 Garden & 

Garage Suites 

units per year 

A zoning amendment would permit, on a 

discretionary use basis, the development of small, 

detached accessory dwellings on larger principal sites. 

This initiative will require a substantial amount of 

public consultation. 

City of Moose Jaw Long-Term Staff time to 

determine 

standards & 

process Zoning 

Bylaw 

Amendment. 
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Financial Initiatives 
Goal Target Task Owner Priority Estimated Cost 

Stable Annual 

Funding for 

Housing Reserve 

Single Fund for 

Housing Strategy 

& Action Plan 

Consolidate the Innovative Housing Capital Program 

Account with the Housing Reserve to create a single 

housing reserve. The funds in this account would be 

used to fund the initiatives within the Housing 

Strategy and Action Plan. 

City of Moose Jaw Immediate.   Initially, there is 

no cost to 

consolidate funds 

into one reserve. 

Ongoing future 

funding of 

affordable 

housing reserve 

could be a 2.5% 

contribution from 

land sales. 

Make it Easier 

for Non-Profits 

to Option Land 

1 new affordable 

housing project 

started in 2019-

20 

Land Acquisition Incentive. The City may offer more 

attractive terms for non-profit organizations who need 

time and assistance to develop an affordable housing 

project. For example, if a non-profit group approaches 

the City for land, it may be ‘optioned’ for purchase for 

up to 18 months with a small option fee (e.g. 2%), or 

enough to cover the municipalities interest costs. For 

non-profits, the option fee may be returned to the 

non-profit as opposed to forfeiting it to the City if 

project does not proceed. 

City of Moose Jaw Immediate. City Staff to 

administer 

change to land 

sales policy. 

Lower Costs of 

Development for 

Affordable 

Housing 

5 units Waive Development Charges for Affordable Housing 

in Infill Locations. The City will offer to waive any 

outstanding or owing development charges for vacant 

or older infill sites. 

City of Moose Jaw Only recommended if 

MJ implements off-site 

levies for infill 

development. 

Foregone levies. 

Encourage 

Developers to 

Create Wider 

Range of 

Affordable 

Housing Options 

6-8 units The City of Moose Jaw may offer a piece of vacant 

city-owned land to conduct a demonstration project 

and design competition. The demonstration would be 

subject to an RFP. The winning proposal would be 

offered the land for $1, by entering into an agreement 

to build the project within a pre-determined time 

frame. For example, a movable modular housing 

project could be established temporary to offer short-

term housing (click link): 

http://www.cmhc-

schl.gc.ca/en/hoficlincl/observer/observer_152.cfm 

City of Moose Jaw  

Sask. Housing Corp. 

Short-Term Project Manager, 

1 temporary P/T 

FTE, and 

foregone revenue 

from land sale. 

$45,000 P/T FTE 

http://www.cmhc-schl.gc.ca/en/hoficlincl/observer/observer_152.cfm
http://www.cmhc-schl.gc.ca/en/hoficlincl/observer/observer_152.cfm
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Make 

Downpayments 

more Accessible 

5 – 10 units/yr. Self-funded Downpayment Grant Program. This is a 

proven program to address the difficulty renters have 

to save for a downpayment. Using existing housing 

reserve funds, a pre-qualified household applies to 

purchase a new housing unit in a pre-designated 

housing development. The household is offered a 5% 

downpayment grant. Incremental property taxes are 

diverted for approximately 5 years to pay back the 

grant. For example, a $200,000 unit would require 

$10,000 for a 5% downpayment. The program has 

three advantages, it encourages home ownership, it 

frees up a rental property, it stimulates economic 

activity. 

City of Moose Jaw 

Financial 

Community 

Short-Term .25 FTE to 

administer 

program. 

$50,000 - 

$100,000 in 

funding. 

 

 

Make Funding 

More Available  

5 units/yr. Set a target of 5% capital contribution towards the 

construction of targeted housing: 

• Affordable Rentals 

• Supportive Housing 

• Student Housing 
At $180,000 per door, a 5% grant would require 

$9,000. Each grant is paid back by diverting 

incremental property taxes from the completed 

project to the reserve, until the grant is repaid. 

Set a maximum dollar limit equal to 5 years of 

estimated property taxes. 

e.g. a six-unit development would be eligible for a 

$54,000 grant, paid back in 5-7 years through tax 

deferral. 

City of Moose Jaw 

MJ Housing Advisory 

Committee 

Financial 

Community 

Short-Term $50,000 to 

$100,000, and 

.5 FTE - staff time 

to administer 

program. 

 

Ease the 

Transition from 

Renter to Owner 

4 units This program would lower the requirements for people 

who are renting and assist with financing a new home 

(rent to own). Renters would enter into an agreement 

to rent a home for a period of time. During this time, a 

% of rent is allocated towards purchase. A target is set 

at which point the renter purchases the home. For 

example, 20% of the sale price at the end of the rent 

period would qualify the household to obtain a 

mortgage without incurring mortgage insurance costs. 

If the renter leaves the program before the target is 

reached, all money is forfeited to the owner.  

Home Builders Short-Term No cost. This 

program is 

conducted in the 

marketplace. 

Deconcentrate 

Affordable 

Housing 

Increase 

Affordable 

Housing in all 

areas of MJ. 

The City may offer a higher Capital Grant for locating 

affordable housing in areas of low concentration. 

For example, the city may identify areas where 

concentration is currently higher than average. If an 

affordable housing project is located in an area of low 

concentration, the proponent may be eligible for an 

extra 1-2% capital grant, or an extra year of tax 

abatement. 

City of Moose Jaw Short-Term. This is an 

incentive which would 

be offered only if 

concentration is 

currently an issue. 

$25,000 or 

foregone 

revenue. 
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Make it Easier 

for Non-Profits 

to Purchase 

Land 

Varies The City may offer to provide an up-front grant to 

assist a non-profit housing provider to purchase a 

parcel of city-owned land (Land Cost Assistance 

Program). The funding is provided up-front with an 

agreement that if a development does not proceed 

after a specified time period, the parcel is defaulted 

back to the City. This program assists housing 

providers by increasing certainty of development by 

having land already purchased. Rather than being out 

of pocket before any planning or design work starts. 

Provides capital assistance at the beginning where it is 

needed rather than at the end after all construction is 

complete. Grant may be paid back via property tax re-

direction. 

City of Moose Jaw Short-Term. This 

program is useful for 

non-profits if land costs 

rise significantly and 

land costs become a 

barrier. This needs to 

be monitored in the 

Moose Jaw 

marketplace. 

Staff Time to 

track and 

administer 

incentive. 

Making 

Financing easier 

for moderate 

income 

Households 

5 units The City offers to provide a matching grant to builders 

who offer incentives to purchasers of new entry-level 

homes. 

(e.g. New Rock Developments: 

http://www.newrockhomes.ca/Howitworks.html 

Innovative Residential: 

http://innovativeresidential.ca/grants)  

City of Moose Jaw  

Home Builders 

Housing Providers 

Short-Term. This 

program is dependent 

on participation of 

home builders who 

offer to provide 

incentives of their own. 

$50,000 

Making 

Financing easier 

for moderate 

income 

Households 

5 units Pioneered by Innovative Residential, a builder may 

provide to the City up to 10 years’ worth of property 

tax payments, thereby lowering the qualification 

requirements for modest income households. The tax 

payments are held in reserve by the City and paid out 

annually. 

Home Builders Short-Term Staff time to 

process and 

administer tax 

payments from 

fund. 

Keeping Renters 

who have Short-

term issues in 

their Homes 

Lower Risk of 

Homelessness 

A donation or gift would be offered to a qualified non-

profit association to administer a Rent Bank. The Rent 

Bank is a fund which is used to help low income 

households maintain their dwelling by providing a rent 

payment directly to the landlord if the household is 

experiencing temporary difficulties paying rent. (i.e. 

Major auto repair, family breakdown, etc.). Normally, 

these are interest-free repayable loans (e.g. PovNet: 

http://www.povnet.org/node/5300) 

Moose Jaw Housing 

Advisory Committee 

Financial 

Community  

Long-Term Matching 

Donations by the 

City 

Initial Target: 

$20,000 

Helping Low 

Income Seniors 

Stay in Home 

Longer 

2-5 units per year 

Increase housing 

options for 

Seniors 

Property Tax Deferral Program for Low-Income 

Seniors. This program would offer low income seniors 

a property tax deferral option. Repayment would 

occur when the property is sold or changes ownership. 

This program would only be of benefit where there are 

many low-income seniors, and where housing prices 

(and resulting property taxes) have risen and outpace 

income growth. 

City of Moose Jaw Long-Term. Something 

to monitor over next 5-

10 years. 

Staff time for 

setup and .25 FTE 

to administer. 

Foregone tax 

revenue for 

period of time. 

http://www.newrockhomes.ca/Howitworks.html
http://innovativeresidential.ca/grants
http://www.povnet.org/node/5300
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Making the 

Purchase of a 

Home Easier 

Increase Access 

to Affordable 

Housing 

Land Trusts are entities who acquire and hold land 

specifically for permanent affordable housing. Land is 

leased thereby reducing the amount of income needed 

to purchase a home within a land trust. Usually a non-

profit organization will operate a land trust. The trust 

can be set up with a gift, or donation, from banks, 

municipalities, or private sources. This link takes you 

to an example of a land trust operating in B.C. 

http://www.chf.bc.ca/partner/the-land-trusts 

 

Moose Jaw Housing 

Advisory Committee 

City of Moose Jaw 

Faith-Based Groups 

First Nations 

Business 

Community 

Long-term. This type of 

program requires 

considerable 

community capacity.  

Donation of Land 

or Funding to 

purchase land. 

Administration of 

Land Trust. 

$500,000 to 

begin. 

More suitable 

Land for 

Affordable 

Housing 

4 units The City assists affordable housing providers by 

searching for and assisting with ‘assembling’ parcels 

of land to accommodate a particular housing 

development. This is accomplished by purchasing 

vacant lots, closing lanes and consolidating properties 

to create suitable sites. 

City of Moose Jaw 

   

Long-term. This would 

only be considered if 

land was in short 

supply. 

Staff time and 

funds to purchase 

land. 

http://www.chf.bc.ca/partner/the-land-trusts
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Community Support & Partnerships 
Goal Target Task Owner Priority Estimated Cost 

Create Climate 

for Private 

Sector to 

Participate in 

Housing 

Business 

Organization 

Sponsors 

Housing 

Handbook 

Emphasize the role of the private sector in 

providing housing. Appeal to the cost of 

homelessness, and inadequate or unsuitable housing. 

It has a measurable economic impact. Appeal to civic 

pride and desire to revitalize the Downtown as key 

civic goals which will lead to better economic 

conditions. Determine a role for the Business 

Community in housing. 

City of Moose Jaw 

Business 

Community 

Short-Term Revenue 

Opportunity. 

Sponsorship of 

New Housing 

Handbook. 

More 

Participation by 

Financial 

Institutions in 

Housing 

1 new affordable 

housing project 

financed locally 

Meet with Financial institutions and lay out the plan 

and targets for 5 and 10 years. Suggest ways in which 

financial institutions can assist to meet targets and 

play a larger role. 

(e.g. Equity Builder Program: 

https://www.synergycu.ca/Personal/Borrowing/Mort

gages/EquityBuilderProgram/) 

City of Moose Jaw Short-Term Housing Co-

ordinator position 

would lead this 

discussion. 

More 

Participation by 

Service Clubs 

1 Service Club 

who devotes 

time & funds to 

housing issues. 

Service Clubs can donate time and/or funding towards 

causes which impact the community. A service club 

may donate time to build a house, repair a house or 

fund a support program. A meeting with Service Clubs 

is required to lay out housing strategy and action plan 

and look for a role for Service Clubs. 

Moose Jaw Housing 

Advisory Committee 

Short-Term Meeting Costs. 

More 

Participation by 

Faith Based 

Groups 

1 new affordable 

housing project. 

Faith-based Groups are ideal partners in housing, 

they often have a good handle on issues within the 

community and know where the needs are. They also 

have land which may be used for affordable housing 

projects. Sometimes, they are willing to offer 

supports.  A meeting with Faith Based groups is 

required to lay out housing strategy and action plan 

and look for a role for Faith Based Groups.  

Moose Jaw Housing 

Advisory Committee 

Short-Term Meeting Costs. 

Increase 

Capacity of City 

to take lead in 

Housing 

Carry out 

Housing 

Strategies & 

Actions. 

Hire a Community Housing Co-ordinator. The 

Strategies and Action Plan will require resources to 

implement. It is recommended that a part-time 

position (0.5 FTE) be considered to effectively address 

housing needs in the community and liaise with the 
Moose Jaw Housing Advisory Committee. 

City of Moose Jaw 

 

Long-Term $35,000 per year. 

Increase 

Community 

Pride 

Celebrate 

Housing Success 

Each time a new Housing initiative is launched or 

experiences success, it should be celebrated and 

people should be made aware of the success. Over 

time, this adds to the awareness of housing issues in 

the community and shows that problems can be 

solved – one success at a time. 

City of Moose Jaw Long-Term  Housing Co-

ordinator. 0.5 FTE 

would organize 

these. 

Create 

Community-

Based Housing 

Organization 

1 new 

community 

entity 

Encourage Moose Jaw Housing Advisory 

Committee to formalize its role within the 

community and become the one-stop shop for 

housing in Moose Jaw. 

City of Moose Jaw 

 

Long-Term $35,000 - 65,000 

for PT executive 

director position. 

https://www.synergycu.ca/Personal/Borrowing/Mortgages/EquityBuilderProgram/
https://www.synergycu.ca/Personal/Borrowing/Mortgages/EquityBuilderProgram/
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Reduce 

Homelessness to 

Zero 

Adopt a Housing 

First Strategy 

Homelessness exists in Moose Jaw. A Housing First 

Strategy is designed to ensure that people who are 

chronically homeless have a place to call home while 

they receive support to address their issues. 

Homelessness requires a full community commitment 

and assistance from other levels of government. 

Moose Jaw currently has vacant stock which could be 

utilized. A Support network is required. It starts with a 

Strategy. For more information: 

http://shipweb.ca/saskatoons-homelessness-action-

plan/ 

 

City of Moose Jaw 

Moose Jaw Housing 

Advisory Committee 

Province of Sask. 

Gov’t of Canada 

 

Long-Term. In the 

meantime, monitor 

homelessness with PIT 

Homeless Counts. If 

problem gets worse, 

this item should move 

to Short-Term. 

$25,000 - $30,000 

to facilitate 

Housing First 

Strategy. 

http://shipweb.ca/saskatoons-homelessness-action-plan/
http://shipweb.ca/saskatoons-homelessness-action-plan/
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Research & Monitoring 
Goal Target Task Owner Priority Estimated Cost 

Understand 

Trends in Tenure 

 

Increase 

ownership in 

areas with high 

rental stock.  

High concentrations of rental stock can lead to 

concerns about transiency and lower property values 

and maintenance. A simple calculation comparing the 

property addresses and the owner’s property address 

can yield information about rental vs. owner-

occupancy in local areas. Target incentives to increase 

ownership. 

City of Moose Jaw Immediate Staff time to 

compare 

property 

addresses. 

Understand 

Trends in 

Homelessness 

Decrease 

incidents of 

homelessness in 

M.J. 

Every two years, a point-in-time count is required to 

count the number of people who are homeless. Collect 

basic statistics, age, sex, where from, how long 

homeless, etc. and compare trends. Use to 

increase/decrease shelter spaces.  

Moose Jaw Housing 

Advisory Committee 

City of Moose Jaw 

Immediate Housing Co-

ordinator & Staff 

time to collect 

data. 

Understand Key 

Trends in 

Housing 

Up to date info at 

fingertips. 

Develop a Key Facts Summary for Housing in Moose 

Jaw. Include this information in the Housing Handbook 

and update every two years. Data to be collected may 

include average house prices, average incomes, 

median multiple, income spent on housing, debt 

levels, unemployment, job market, housing condition, 

rent, vacancy and economic prospects. 

City of Moose Jaw Immediate Housing Co-

ordinator role. 

Determine 

Hurdles to 

Building 

Affordable 

Housing 

Engage builders 

in strategy via 

Survey. 

Reach out to Builders and determine what is needed 

to see more forms of housing built in Moose Jaw – 

particularly in or near the Downtown. 

City of Moose Jaw Short-Term $7,000 – 10,000. 

Cost to develop 

and conduct 

survey. 

Update the 

Comprehensive 

Business Plan for 

Housing 

Updated and 

Adopted 

Business Plan 

every 5 years 

A comprehensive business plan identifies housing 

issues, examines demographic trends, examines 

current stock, determines gaps and identifies actions 

and resources to address the gaps. 

City of Moose Jaw Short-Term $15,000 - $25,000 

for Update to 

2017 Housing 

Business Plan 

every 5 years. 

Understand 

Feasibility of 

Housing 

1 feasibility study 

for each: 

• Seniors 

• Students 

• Large 
Families 

• Single 
Occupancy 
Housing. 

The City could fund feasibility studies for specific 

pieces of vacant land. These studies can be used to 

request proposals for development. Essentially, this 

reduces the amount of up-front costs for builders and 

housing providers to consider a specific project.  

City of Moose Jaw Short-Term Housing Co-

ordinator and 

funding for 

feasibility study. 

$30,000 est. 
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Education & Awareness 
Goal Target Task Owner Priority Estimated Cost 

More/Creative 

solutions for 

housing issues 

Engage 

Community in 

Housing 

Solutions 

Organize a Community Workshop and explore housing 

issues and solutions. Topics should be defined as 

‘housing’ is a large subject with multiple issues at any 

given time. A facilitator should be secured, 

proceedings recorded and a follow-up report tabled.  

Moose Jaw Housing 

Advisory Committee 

City of Moose Jaw 

 

Immediate. This 

workshop could take 

place as a starting point 

to bring all potential 

partners together. 

$3,000. Venue, 

refreshments, 

food, facilitator. 

More 

Information 

about Housing 

in Community 

Develop a 

Housing 

Handbook. 

A local Housing Handbook is an excellent resource for 

the City, non-profit groups, shelters, housing providers 

to obtain key information about housing in Moose 

Jaw. It is a great navigation tool and has proven to be a 

valuable resource in Saskatoon. 

City of Moose Jaw 

Moose Jaw Housing 

Advisory Committee 

Financial Institutions 

(sponsorship, ad 

space). 

Immediate.  Staff Time to 

develop template 

and populate 

information. 

Printing would be 

sponsored by 

Financial 

Institutions in 

exchange for ad 

space. 

Understand 

What Housing 

Assistance is 

Available and 

How to Access 

Annual Scan of 

Provincial, 

Federal Housing 

Programs. 

Annually, as part of the Housing Business Planning 

cycle, a report should be included on what incentive 

programs are available which may support one or 

more of the initiatives in this Strategy and Action Plan. 

The new National Housing Strategy should be 

watched closely beginning in 2018. 

CMHC and Sask. Housing Corp. are key resources.  

City of Moose Jaw Immediate.  Housing Co-

ordinator would 

include this in 

annual report. 

Raise Awareness 

about Housing 

Issues in 

Community. 

Organize/Part-

icipate in Next 

National Housing 

Day Event. 

Each November, Canadians across Canada organize 

events centred around housing issues and solutions. A 

luncheon or evening event could be organized and 

sponsored within the Community. A guest speaker on 

a particular topic is arranged. 

CHRA National Housing Day Page: 

http://chra-achru.ca/en/national-housing-day 

Moose Jaw Housing 

Advisory Committee 

Sask Housing Corp 

Immediate. Start 

organizing for 

November, 2018 event. 

$2,000. Venue, 

refreshments, 

guest speaker 

expenses. 

Reduce NIMBY 

& dispel Myths 

Address NIMBY 

reactions & 

inform the public. 

A community talk featuring a guest speaker who can 

describe experiences with NIMBY and strategies to 

reduce these negative reactions to much-needed 

housing proposals. Outcome would be a greater 

understanding  

Faith-Based 

Organizations 

Service Clubs 

Short-Term. 

Marshalling a group to 

take ownership of this 

task is the first step. 

$2,000. Venue, 

refreshments, 

guest speaker 

expenses. 

More Builders in 

Affordable 

Housing 

1 new builder 

interested in 

building 

affordable 

housing units. 

A luncheon talk featuring a guest speaker who can 

introduce ways for the private, for-profit sector to 

participate in building more attainable housing, and 

make a profit doing it. 

Service Clubs 

Chamber of 

Commerce, BIDs. 

Short-Term. Finding a 

group to take 

ownership of this task 

is the first step. 

$2,000. Venue, 

refreshments, 

guest speaker 

expenses. 

More Faith-

based 

participation in 

Supportive 

Housing 

Engage the faith-

based 

community in 

housing strategy. 

A guest speaker to be arranged during an evening 

event, sponsored by the faith-based community. The 

topic would be faith-based housing developments. 

Several new housing developments have been 

designed and lead by faith-based groups on land 

owned by churches. 

Faith-Based 

Organizations 

Short-Term. Finding a 

group to take 

ownership of this task 

is the first step. 

$2,000. Venue, 

refreshments, 

guest speaker 

expenses. 

http://chra-achru.ca/en/national-housing-day
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3.3 Single-Intake Incentive Program 

After reviewing the incentive programs, and the issues and themes identified through consultation, 
V3 recommends that the incentive programs offered by the City of Moose Jaw be collapsed into a 
single-intake housing incentive program and award incentives based on an earned-points 
system. The housing incentive program would be governed by a new Housing Incentives Policy. The 
incentive program would utilize a new consolidated Housing Reserve and applications for approval 
would be vetted through the Moose Jaw Housing Advisory Committee. Final approval would be 
granted by City Council.  
 
The goal of this new incentive program would be to streamline the application and approval process 
for housing applications by developing a single intake, review and approval process. This would 
make the review of applications more efficient, the application process easier, the review and 
approval process more effective and the incentive programs would be directly linked to key strategic 
outcomes that the City desires.  
 
The new single-intake housing incentive program is illustrated conceptually on the following page. 
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Single-Intake 
Application

• One application for all housing programs.

• Incentives offered for various forms of housing and in key strategic locations.

• Amount of incentive based on an earned-points system.

• Applications received by Planning and Development Services (PDS)

Admin. Review

• Project is reviewed against specified criteria in Policy for eligibility. 

• Qualifications of applicant is reviewed for eligibility.

• Project is reviewed against the earned points specified in Policy.

• Project is recommended for approval or does not qualify for incentives.

Housing 

Committee Review

• Applications are vetted through the MJ Housing Advisory Committee

• the Committee does not have decision making authority; can only recommend to Council.

• Committee is involved mainly to ensure Policy is applied correctly and points are justified.

Council Decision

• Moose Jaw City Council reviews the application, report and recommendations from PDS Department 
and MJ Housing Committee.

• Makes decision to approve or deny application, or to send back for more information.

PDS Dept. Informs 
Applicant

• Council decision is conveyed to applicant.

• If approved, the conditions of approval are outlined; including a time limit for completion.

PDS Dept. 
Monitors Project 
for Completion

• PDS Department monitors progress of project.

• Upon completion, a final inspection is undertaken. No incentives to be provided until all permits and 
files are closed.
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3.4 Proposed Consolidated Housing Reserve 

It is recommended that the two existing pools of funding for housing, Innovative Housing Capital 

Program and Housing Reserve be consolidated into a single Housing Reserve. The new Housing 

Reserve would be used to fund the various initiatives contained in this Strategy and Action Plan. At 

the time of this report, the consolidation of these two accounts would start the reserve at over $1.2 

Million. The Innovative Housing Capital Program no longer receives annual funding. The Housing 

Reserve is expecting proceeds from the further sale of SaskHousing dwelling units in Moose Jaw. This 

results in a revenue source for this reserve which could potentially last for many years. There is also no 

draw or dependency on property taxes for funding. In the long term, once funds are drawn down, the 

Reserve may need ongoing funding. V3 recommends considering using a small percentage of lot sale 

revenue to keep the Reserve at a base minimum amount. For example, if the City of Moose Jaw were 

to allocate just 2.5% of net revenues from lot sales each year, the funding for the housing program 

would look like this: 
 

 
 

Year 

 
Lot Sales Proceeds 

(estimate from budget) 

 
2.5% of Lot 

Sale 
Proceeds 

Total Annual Funding 
to Housing Reserve 

2018 $1,530,000 $38,250 $73,250 

2019 $1,500,000 $37,500 $72,500 

2020 $1,750,000 $43,750 $83,750 

2021 $1,750,000 $43,750 $83,750 

2022 $1,750,000 $43,750 $83,750 

 

Below is an illustration of the preferred housing assistance model for Moose Jaw: 
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4.0 City of Moose Jaw’s Role in Land Development 

 
4.1 Land Development Revenues 

The City of Moose Jaw is both a local government, and a land developer. Phases 5 and 6 within the 

neighbourhood of Westheath in south-west Moose Jaw is currently being re-designed, subdivided and 

serviced by the City of Moose Jaw. Land development raises revenue for the City of Moose Jaw, and 

provides a land base for important civic facilities, schools and community projects. 

Below is a table showing the City land development gross revenue for the Westheath and Grayson 

Business Park since 2014:  

Year Westheath Residential* Grayson Business Park Total 

2014 $480,089 $404,328 $884,417 

2015 $480,089 $678,742 $1,158,831 

2016 $480,089 $195,370 $675,459 

2017 $480,089 $470,486 $950,575 

*Westheath Residential was not divided by year so the total land revenue for 2014-17 was divided 

into 4 equal amounts. 

In the adopted 2017 City of Moose Jaw Budget, a five-year projection of net revenues from land sale 

proceeds was provided. It shows that, if land sales activity occurred as expected, the City of Moose 

Jaw would receive net revenue of approximately $8.66M between 2017 and 2021. This is an average 

of $1,732,540 per year. 

 

 

Saskatoon is another city which has been in the land development business for many decades. The 

residential portion of their land development business fluctuates between 40 and 60 percent of the 

market at any given time. Between 2007 and 2015, the City’s land development activities provided 

‘surpluses’ or profits of $119.3M. Each year, City Council is provided with an estimate of land surpluses 

which are then used to fund a variety of civic initiatives and programs. For example, between 2008 and 

2012, the City allocated $2.5M per year for 5 years ($12.5M) to fund a comprehensive housing business 

plan during a period of rapid growth and rise in land costs and rent. The Housing Business Plan was 
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directed towards increasing supply of housing units across the housing continuum, and therefore 

offered land and capital grants towards this end. A base level of funding for the Housing Business Plan 

is funded through the mil rate to ensure that the program can continue during periods of low lot sales. 

 

4.2 The City’s Future Role in Land Development 

Land development is not a traditional service or role provided by local municipalities. However, it is 

often necessary to provide this service when capacity or interest by the private sector does not provide 

sufficient lots to satisfy the demand for market-based and non-market housing. Revenue from land 

development can also provide many benefits to a municipality by using a portion of net revenue to 

fund key civic initiatives and programs.  

In 2014, the City of Moose Jaw recognized the benefits of land development to the municipality when 

the budget committee passed a motion ‘That the City of Moose Jaw continue to be a land developer in 

the community…’. 

Based on the above analysis of the land development activities and revenues, there are two 

recommendations being put forward: 

1. In order to avoid any real or perceived conflicts of interest, the City should consider ways to 

separate land development activities from the administration of policies and regulations 

concerning the use and development of land.  At the present time, both land development 

activities and regulatory functions are being handled concurrently within the civic administration. 

This could be viewed as a potential conflict of interest whereby government functions of applying 

zoning, enforcement and changes to land use policies, and regulations are discussed first within 

the civic administration. 

 

2. A formal Council Policy for the Sale of Serviced Lots is recommended. Within this new policy 

should be a set of policy statements which outlines: 

a) The Purpose of the Policy 

b) Guidelines for the use of Tenders 

c) Guidelines for Direct Sale of Land 

d) The Disposing of Tax Title Property 

e) Responsibilities of Council, Committees and the Administration 
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Appendix A – Moose Jaw Housing Committee Consultation, Detailed Responses 

 

Q1. What do you regard to be the most critical issues affecting housing in Moose Jaw in the current 

environment?  

- Insufficient supply of affordable housing 

- Insufficient supply of rental units – particularly special needs. 

- We are full.   

- Rental controls are needed. 

- Rentalsman is playing a role in favour of landlord, not of clients. 

- Rentals can be big business without anything in place to ensure they are caring for property, 

etc. 

- Vacancy rates are not as pressured as they were; there is more multiple unit housing but there is 

still a segment of the population that can’t afford rental rates. 

- Moose Jaw housing has a number of vacancies and has a number of projects to attack diversity in 

housing 

- Quite a transition since 2011. 

- Support for incentive (combined provincial/municipal) have gone – but there is still a need for 

that. 

- Part of our dependency is on our commitment of federal/provincial governments to address our 

needs 

- We do have some funding set aside for social housing needs (municipal) 

- Mental health clients – stage 2 transition. Project put in place 10 years ago. 

- Which demographics are you looking at? 

- Income 

- Identified need for more hostel/shelter housing 

- Project on riverstreet community – men’s shelter is filling a need but not covering it 

- Identified need for women’s hostel/shelter as well 

- Sub-committee of this group is on social housing and identified a combination of these 

needs. 

- Moving the Need to a Project is difficult to do with lack of resources (money) 

- Social Housing Reserve of $75,000 commitment per year is property tax funded (mil-rate 

funded).  Right now, estimated to be at $300,000+/-. 

- Because of cuts we had from Province the City may not have committed in last year’s budget. 

- Risk: vulnerable if not used, the City might use it elsewhere. 

- We have very little incentive to offer (AHOP: 5-year partnership with Province) the last year it 

took on quite significant numbers.  Once it was well-known, it was used quite a bit. For affordable 

housing incentive 

- Land Bank; we don’t have a lot of city-owned land. 

- Out of 2020 will be out of their agreements with government.  How do we balance that when the 

funding is no longer available for help with their rent (right now SaskHousing helps with rental for 

people in Co-op  Housing).  Maybe we cannot allow people who need subsidy to move in. We 
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have a lot of refugees right now in cooperative housing. How are you as a cooperative going to 

decide how we’ll subsidize those who need the funding. 

- Defies a cooperative: “I’m not putting in money for other people’s rent” 

- We have to pay for a lot of things outside of membership because we have less volunteers 

- SaskHousing is trying to get us at 95% of market rent. Causes a rift because those who volunteer 

say “why am I doing this?” it doesn’t show in lower rent. 

- There are no caps on how much you make to move into the co-ops. But then there are a lot of 

people in there making big wages taking the spot of people who really need affordable housing. 

- This was a membership’s choice to lower risk when 2020 agreement ends. 

- Shift in development: Condo conversions rather than rentals. 

 

Q2. What pressures do you believe could affect housing in Moose Jaw in the next 5 years? 

- No new co-operative development housing projects right across Canada 

- Not because it’s less desirable, but funding isn’t there. 

- Looking at: Can we get loans once we’re out of agreement with government? 

- We are an older community; increase in senior population 

- Move into the city to retire because of lower housing costs 

- Rural communities moving into the City because we have a greater issue of lack of services 

(healthcare, schools, etc.) 

- Makes Moose Jaw desirable: Schools, healthcare, services, accessibility to transportation (bus 

service) less distance to get to things 

- The new hospital is in an industrial/light industry zone. 

- Very high-priced condos near this hospital 

- One of the developments in this area is hotel development.  One has long-term residential 

suites for potash workers, railway workers, etc.  are renting private suites in a hotel facility. 

- Bigger cap between poor and big collar workers: ‘middle class’ is polarizing.  

- Larger social issue of people being able to purchase their own home which would bring down the 

demand for rentals 

- Incentives for low income people to be able to own their own home. 

- If the government is paying rent to a long-term client who has no ability to get off of social 

assistance, we could more than pay for a house.  No longer have a shelter cost, makes them 

more self-sustaining.   

- Federal government housing strategy launched 2018-2027.  If we got some of this, do we have 

impediments? “Not in my backyard”?  

- We already have a lot of social housing in residential areas where it has been well-received. 

- Fear exists.  How will this affect me & my kids?  But in the past we have done this well and it has 

been well-received. 

- People transitioning into retirement that are looking at a next step: “co-housing” model has been 

discussed in Moose Jaw.  Form of shared housing that is not like a condo exactly, but you have 

separate units with common areas and facilities.   
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- Co-operative housing: lacking for young families.  Community they build and the sense of 

ownership they build, respect for property.  Long-term ability for families to stay because they 

have a sense of ownership of it.  Don’t have to move kids from schools, etc. 

 

Q3. What is working well to address current and/or future issues concerning housing? (Strength-based 

approach) 

- Mixed-communities: older, young families, single-parents.  Diverse, mixed community that helps 

each other with different needs.  Sense of community of helping.  

- You own shares in your co-operative, incentive to make it work. 

- Public housing authority important resource.  Focused on family and senior multiple-unit high 

rises has worked well.  Ongoing and in transition to address demands.  Assisting with refugees & 

immigrants.   

- Last 3-4 years selling off family units and moving people into apartment units.  (Segregating 

them).   

- Social housing standards are better than private landlord. 

- Income-based works well. 

- Transition to move people from social into affordable housing. 

- Long-term changes to communities as a result of the fire. Created more housing, and they are 

cleaner and got some of those landlords out of bad situations of units not being taken care of. 

- New development (riverside mission) 

- Strength of Moose Jaw is always finding solutions; small community. 

- Affordable housing incentive had high-uptake (but it was linked with federal government) 

- But there weren’t many houses available that people could afford, had to be brand new 

houses. 

- Income level was a problem. Threshold was set by the City. 

- Local “housing days” 

 

Q4. What key roles do you think the City should play to address housing issues? Who else in the 

community should be involved? 

- Identification of needs – committee needs to be active in this. That’s why we’re here 

- Regulatory role to ensure quality of housing/safety 

- Monitoring/compliance in terms of rentals. 

- Availability of designated land 

- Development support: access to land, infrastructure issues 

- Financial role in terms of partnership: has been historical, but contentious now. 

- Should the City be in the business of land developer? Purchases raw farm land, subdivides, 

services land.  Governance needs to be established for both.  Moose Jaw is already in this 

business. 

- Lobbying Provincial Government. 

- Member of Federation of Canadian Municipalities. (FCM) 

- SUMA annual convention. 

- Advisory committees are not well-engaged. 
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Q5. Given Al’s ‘menu of options’, what would work best in Moose Jaw?  

- “homeless count” not as beneficial as others 

- Great place to start.  First, educate & awareness of the City to address needs. THEN draw in 

supports 

- Unless people work directly in this industry, it’s not on the radar.  Educate that there is a need 

there. 

- Workshops/advertising 

- Research: how many people need homes; how many people are affordable? 

- Then financial, then policy. 

- Sometimes we don’t even know what’s available and you miss it.  Educate the clients – create 

awareness of ‘stock’.   

- Education of social effects of having to move from place to place. 

- Research & Finance (City) 

- Can’t implement or do anything without Policy (City’s perspective) 

- We need to have land if we want to stay in the land developer business. 

- Contract zones for specific areas if we need too. 

- Financial stuff is most contentious due to current circumstances we face.  Municipal participation 

and/or priority and the level of that is debated. 

- Community consultation/engagement: the role of the city in terms of reaching out to the 

neighbourhood.  We aren’t good at this. 

- Issues identification through stakeholder engagement. 

 

Q6. Last Thoughts to inform the recommendation? 

- What about people with mortgages? 

- Programs to control rent & mortgage interest rates that makes their mortgage payment 

affordable.   

- Protected from inflation/etc. 
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Appendix B – Key Stakeholder Interviews, Detailed Responses 

 
Note: stakeholder names have been removed to ensure confidentiality. 

 

1. In 2011 the City of Moose Jaw adopted a Housing Business Plan. Since 2011, in your opinion, 
how effective has the Housing Plan been in addressing MJ Housing issues? 

2. In your opinion, what are some of the most pressing housing issues affecting Moose Jaw at 

the present time? 

3. What key roles do you think the City should play in addressing housing issues? 

4. Over the next 5 years, what are some of the housing pressures which you think could affect 

Moose Jaw the most? 

5. What are your thoughts on the City of Moose Jaw being a land developer? Do you think that 

housing issues can be addressed more effectively by Moose Jaw developing land? 

6. Do you have any other thoughts on where the City of Moose Jaw, or the community at large 

should focus their attention concerning housing issues? 

 

Key Stakeholder 1 
 
Q1) May have been a good plan in 2011 but today some challenges are not being met, specifically 

renters who need housing support. 

Q2) Largest challenge is the lack of affordable and supportive housing options, especially in the 

rental market. There is a need to provide options for individuals, groups, families, and seniors. There 

is a challenge in identifying groups that need specific attention in the plan update (hard to locate, 

small numbers). Supports are missing from rental market available, information and availably should 

be made known. Make it easy for people needing support to find housing options. 

Q3) Provide tax incentives for vendors supplying supportive housing. Note: if the federal 

government declares housing a right, the housing plan update would need to ensure people needing 

supports have access to supportive housing. 

Q4) Supportive housing not a quick fix, will be a pressure over the next 5 years. Can we identify 

current inventory/mix? 

Q5) Unsure. Lack of housing not an issue like in North Battleford, but Moose Jaw is missing housing 

with supports. Need partnerships for supportive housing to take off (e.g. Health services, social 

services, etc.). 

Q6) Did not respond to. 
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 Key Stakeholder 2 

Q1) Has not read the plan, did not feel comfortable providing an answer. 

Q2) Affordable housing has been an issue, but has improved. Noted proximity to Regina, and that 

MJ does not have the wages to be competitive. High traffic flow to Regina from MJ. Housing values 

do not fluctuate very much with changing market conditions.  

Q3) There is a need for more collaboration and dialogue between the City and developers. Increasing 

education and awareness opportunities for developers to learn about housing issues and potential 

solutions, they can then take this information and utilize it for their projects. The developers can also 

inform the City to local preferences and attitudes that may not have been expressed to city workers.  

Q4) Mortgages provide pressure on housing in Moose Jaw, particularly to the community seeking 

housing. Those who do not qualify for mortgages have to rely on renting, and the rental stock does 

not have a diverse supply of various housing types. The City could explore financial options for 

helping community members towards home ownership.  

Q5) It is key for the City to offer reasonably priced lands. There are currently a small number of 

developers in MJ, and communication with the City can result in more developments that effectively 

address the housing issues in MJ. No real need for the City to take on a developer role when current 

developers can work closer with the City to achieve collective goals. Communication between the 

City, developers, and realtors should provide the platform for mutual understanding of local 

preferences and attitudes, and methods to improve the housing issues and the roles each 

stakeholder can play when working towards a common goal. 

Q6) Increase communication between all stakeholders (City, Developers, Realtors, Community, 

Organizations).  

 

 Key Stakeholder 3 

Q1) In 2011, the conditions observed were that there was increased growth, deteriorating 

affordability, and a lack of housing choices in the market place. Are these conditions till valid today? 

There is a need to examine the market, however, it appears the situation is better now. Housing 

inventory seems to be adequate right now. Seems to be a lot of recent building of multi-family 

housing. 
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Q2) There is a need to show leadership, provide incentives, and participate in some capacity in 

housing initiatives. The infill program is good, as is providing a suite incentive. The 2nd Floor 

Apartment incentive is not working well, however, positive projects have occurred like converting a 

firehall into a residential home.   

 Q3) As economic growth occurs in Moose Jaw, there will be a need for higher end housing and 

housing for workers. People will want to live in Moose Jaw when economic growth is occurring, and 

demand in housing will correspond with jobs and job growth. Housing is affordable right now, and 

should not pose a major issue at this time. Increased population will put pressure on both rental and 

homeownership options.    

Q4) The City has partnered with West Park Development, an ah hoc partnership, that proved to be 

effective. Being in the land developing business for the long term is a good thing. The City can take a 

lead role in land development and in partnerships with other industry stakeholders.   

Q5) There is always room for affordable housing and transitional housing, a good mix in the core is 

important. The City needs to be prepared, keep supply healthy and maintain a reserve to take 

advantage of Federal and Provincial programs which are offered. There does not appear to be a 

critical shortage at the moment in any category of housing, from Shelters to Market Housing. 

Q6) Did not respond to. 

 

 Key Stakeholder 4 

Q1) The 2011 Housing Business Plan was fairly useful at the time of implementation. The plan 

missed creating specific strategies for the City to work on, however, it does provide an overall 

framework that the City wanted to achieve. Since 2011 hosing demand has levelled, need to update 

plan according to current market demand and conditions. 

Q2) There is a need for single-person housing that includes younger people, people with mental 

health problems, and people with addiction. Housing affordability is a problem, not necessarily the 

housing stock. There is a need to house post-secondary students, as well as the large population of 

seniors in Moose Jaw. Updated demographics on the City is needed. 

Q3) The City needs to understand the current issues to have proper policies in place. They need an 

efficient process to approve development permits, and the City should administer/make the 
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developers aware of any incentives. The City should be responsive to changing conditions and 

development opportunities as they arise. 

Q4) Did not respond to. 

Q5) No opinion really. Belief that the City should work with the community, as a facilitator through 

the approval process. 

Q6) Curious if seniors have trouble paying taxes. Currently there is not a lot of demand on housing 

stock, but must maintain current stock and make developable land available. Attention needs to be 

focused on those whom are hard to house. 

 

 Key Stakeholder 5 

 

Q1) Housing Plan does not affect company, does not use or reference very much. Has noticed a 

decline in housing starts since 2011, and it is difficult to keep housing prices steady with rising costs 

of construction.  

Q2) The state of city infrastructure is a problem. Property maintenance and derelict homes are a 

concern for the community. For developers, there is no incentive to build infill properties because 

they are required to pay to connect infill developments to city infrastructure, making developers to 

build in suburbs for financial viability. 

Q3) Did not respond to. 

Q4) Echoed response to Q2.  

Q5) The City would be a poor land developer, through experience buying lots off of the City. City 

should promote incentives and make information readily available for development requirements. 

Q6) Did not respond to. 
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Appendix C – City of Moose Jaw ‘Sample’ Council Policy 

 

  City of Moose Jaw 
‘SAMPLE’ COUNCIL POLICY 

 

 

1. PURPOSE  

  

The City of Moose Jaw offers assistance for the capital construction and major 

renovation of all forms of housing in order to address affordability and to strengthen 

the housing market in key strategic areas. Key strategic objectives are identified by 

the City of Moose Jaw from time to time (e.g. Local Area Plans, Downtown 

Revitalization, Infill, etc.). The City of Moose Jaw does not provide funding for the 

ongoing operation or maintenance of housing.  

In order to address the ongoing needs for quality, affordability and availability of 

housing in Moose Jaw, the objectives of this Policy are:  

    

a) To encourage the construction and renovation of a diversity of transitional and 

supportive housing;  

 

b) to accommodate and encourage housing for low and moderate-income 

households;  

    

POLICY TITLE  

Housing Incentives Policy  

ADOPTED BY:  

City Council  

EFFECTIVE DATE    

UPDATED TO    

ORIGIN/AUTHORITY  

   

CITY FILE NO.   PAGE NUMBER  

1 of __  
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c) To increase the range of affordable and market housing within key areas of 

strategic importance to Moose Jaw (e.g. Downtown, South Hill, etc.);  

    

d) To attract government and private sector financial support to ensure adequate 

amounts of affordable housing and purpose-built rental housing in the city;  

      

e) To encourage and help individuals and families to become self-sufficient;  

     

f) To promote innovation in the housing market to fully address the continuum 

of housing needs in the city. 

  

2. DEFINITIONS  

  

2.1 Housing Program - any program, including Federal/Provincial 

Programs, designed to increase the availability of suitable, adequate and 

affordable housing to meet the needs of low and moderate-income 

households.  

    

2.2 Low-Income Household - any household that has a gross annual 

household income at or below the Saskatchewan Household Income 

Maximums as calculated by the Saskatchewan Housing Corporation and 

adjusted from time to time.  

  

2.3 Moderate-Income Household - any household that has a gross annual 

household income at or below 75 percent of median family income. Median 

family income is defined as the median total income for all census families in 

the city of Moose Jaw for the year most recently published by Statistics 

Canada.  

  

2.4 Affordable Housing – housing units that are affordable to low-income 

households with incomes below the Saskatchewan Household Income 

Maximums while spending no more than 30 percent of their income on 

housing.  

  

2.5 Residential Portion – that portion of a housing development that 

provides direct physical services to residents, including rooms, housing units, 

common areas, and common facilities accessible by residents, but not 

including any office space or other facilities not directly required for the 

housing of household occupants.  

  

2.6 Secondary Suite – any dwelling unit that meets the definition of a 

secondary suite according to the City of Moose Jaw Zoning Bylaw (if 

applicable).  
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2.7 Purpose-Built Rental Housing – is a multiple-unit dwelling comprised 

of, or partially comprised of, residential rental units which will remain as rental 

units for a period of not less than 15 years from date of completion.  

  

2.8 Approved Project – is a housing development which has been 

designated by City Council, via application, and approved for one or more of 

the incentives identified within this policy.  An approved project may include 

more than one site in different locations of the city.  

  

2.9 Downtown Housing – any new dwelling unit that is located within the 

Downtown area as defined in the City of Moose Jaw Official Community Plan  

  

2.10 Infill Housing – any new dwelling unit that is constructed within an 

established area of Moose Jaw and not located within a greenfield 

neighbourhood as defined in Appendix ___. 

  

  

3. ELIGIBILITY CRITERIA  

  

  The City may extend financial support to housing projects that meet the following 

criteria:  

    

3.1 Eligibility Criteria – Affordable Housing  

    

a) City of Moose Jaw financial support must be used to support the residential 

portion of housing projects that meet the low-income household definition as 

defined in Section 2.2 of this Policy.  

  

b) Priority will be given to projects that include the following  

characteristics:  

    

i) meet clearly identified housing needs in the community;  

     

ii) are inclusive and integrated with the surrounding community. 

    

c) The property (i.e. land and building) shall pay full property taxes or an 

equivalent grant-in-lieu, unless abated or exempted under this or other 

programs, policies or legislation.  
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d) Financial contributions are subject to the project demonstrating that 

adequate additional financing and adequate and appropriate management 

and operations strategies are in place.  

  

3.2 Eligibility Criteria – Purpose-Built Rental Housing  

  

a) Rental Units must be in a multi-unit development.  

b) Mixed-use development is acceptable but only rental units will be eligible for 

incentives.  

c) Rental Units may be built in any part of the city, subject to zoning restrictions.  

d) Rental Units must be new construction or new additions to existing structures.  

e) Construction must not commence prior to successful application under this 

program, and there are no provisions for retroactive applications. 

f) Property owners must enter into an Agreement to ensure units are provided 

for rental purposes over 15 years.  

    

3.3 Eligibility Criteria – Secondary Suites  

  

a) All secondary suites are eligible for this incentive provided they comply 

with the City of Moose Jaw Zoning Bylaw, or are seeking zoning compliance 

through the Legalizing Existing Suites Program (if applicable).  

  

b) The property (i.e. land and building) shall pay full property taxes or an 

equivalent grant-in-lieu, unless abated or exempted under other programs, 

policies or legislation.  

 

3.4 Eligibility Criteria – Mortgage Support Program (if desired)  

  

a) Any affordable housing unit available for purchase must be part of an 

Approved Project as defined under 2.8 of this Policy.  

  

b) Prospective homeowners must obtain mortgage pre-approval through 

a Canada Mortgage and Housing Corporation or Genworth Canada approved 

lender.  

  

c) The grant is only available to individuals and families that are below the 

moderate-income definition for the Mortgage Support Program, as defined in 

Section 2.3 of this Policy.  Applicants must enroll in an income screening 

process prior to receiving the 5% down payment assistance.  

  

d) Homebuilders who apply for project pre-designation must clearly  
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demonstrate that units offered are provided at price points which satisfy the 

needs of households earning at or below the Maximum Income Limits as 

defined in 2.3 above.  

  

e) Applications from individuals and families for assistance under the 

Mortgage Support Program would be reviewed and approved by the City 

Administration, subject to successful income screening, and mortgage 

approval by the lending institution.  

  

3.5  Eligibility Criteria – Market Housing Program  

 

a) Support for Market Housing will only be provided to projects which 

have been identified as having strategic importance and meet stated 

public policy objectives by the City of Moose Jaw.  

b)  

4. FINANCIAL INCENTIVES  

  

4.1 General Provisions Applying to all Incentives  

  

a) Incentives for housing will only be provided as the sufficiency of the 

Housing Reserve allows. 

  

b) Applicants have a choice of either a Capital Grant or Tax Abatement.  

 

 

c) Applicants for City of Moose Jaw financial support must be registered 

corporations in the Province of Saskatchewan.  

  

d) Requests for City of Moose Jaw financial support must be made via 

application to the Planning and Development Services Department.  

  

e) The City of Moose Jaw will only offer financial incentives to projects 

located within the city limits.  

  

f) All housing projects eligible to receive financial assistance under this 

policy, or built on sites pre-designated by City Council for affordable, 

purpose-built rental, or entry-level housing, are required to obtain 

underwritten new home warrantee coverage from a recognized third-

party warrantee provider.  This is a condition upon which the funding is 

provided or the land is sold.  
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4.2 Housing Capital Contribution  

  

a) The financial assistance provided by the City for affordable 

housing projects shall be in the form of a base grant, based on a 

percentage of estimated capital costs for the residential portion of a 

project, as stipulated in Appendix 1.  Projects applying for a capital 

grant will be evaluated using criteria based on priorities in the City’s 

current Housing Business Plan and other adopted plans from the City. 

These priorities are reflected in an earned-points system which can 

increase the base grant to a maximum of $ (suggest: $100,000) ___. 

  

b) The City will not provide funding for the on-going operations of 

an affordable housing project, including repairs, replacements of 

capital assets or other operational activities.  

  

c) This incentive is subject to the project meeting the eligibility 

criteria defined in section 3.1 “Eligibility Criteria – Affordable Housing”.  

  

d) In lieu of a cash grant, proponents purchasing land pre-

designated for affordable housing under the Land Cost Reduction 

Program may receive a discount on the purchase price of the land equal 

to the grant that would have been provided under section 4.2 a) and 4.2 

b). (if desired).  

  

4.3 Housing Property Tax Abatement  

  

a) The City will provide up to a five-year property tax abatement of 

the incremental tax increase for the residential portion of any eligible 

housing project.  

  

b) In addition to complying with section 3.1, “Eligibility Criteria – 

Housing”, projects must meet the following criteria in order to qualify 

for a property tax abatement:    

  

i) applicants shall provide a business plan to verify that the 

project will is viable;  

  

ii) the project must maintain the form of tenure for the 

duration of the abatement;  

  

iii) if market housing, the project must meet a stated public 

policy objective or be located in an area of strategic importance 

as identified by the City of Moose Jaw. 
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4.4 Waiving Offsite Levies for Affordable Housing  

  

a) City Council, at its discretion, may waive the payment of offsite levies 

payable as the result of the development of affordable housing in very specific 

circumstances.  

  

b) Eligible housing projects must meet all eligibility criteria for affordable 

housing projects as listed in section 3.1 of this Policy.  

  

c) Eligible housing projects must meet the needs of low-income 

households as defined in Section 2.2 of this Policy.  

  

d) The following criteria have been developed to identify specific 

circumstances where the payment of offsite levies may be waived by 

resolution of City Council:  

  

i)  (if desired, policy can be inserted here… for example: 

ii) Must be non-profit 

iii) Must be 100% affordable – no market units 

iv) Etc…) 

  

4.5 Purpose-Built Rental Housing Capital Contribution  

  

a) (if desired, policy can be inserted here…) 

  

4.6 Purpose-Built Rental Housing Property Tax Abatement  

  

a) (if desired, policy may be inserted here…) 

    

4.7 Incentives for Secondary Suites  

  

a) The City will provide rebates or partial rebates of the following fees for 

the creation of new secondary, or the legalizing of existing secondary 

suites:  

 

(if desired, policy may be inserted here…) 

  

4.8 Mortgage Support Program  
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a)  The City will provide a grant equal to a 5% down payment towards the 

purchase of an affordable housing unit for homeownership purposes.  

  

4.9 Approval  

    

i) (if desired, policy can be inserted here…) 

  

  

 

 

 

4.10 Secondary Suite Incentives  

  

a) Permit rebates for the creation of secondary, or legalizing of 

suites will not be made until the suite is complete.  

  

b) A suite will be considered complete when all plumbing and 

building permits relating to the suite and principal dwelling are paid 

and closed. 

  

c) The payment will be made to the individual(s) or corporation 

that owned the property on the date that the suite was complete.  

  

  

5. RESPONSIBILITIES  

  

5.1 Administration  

    

a) Receive and review applications for all housing incentives 

offered by the City and provide recommendations to the MJ Housing 

Advisory Committee. 

  

b) Facilitate awareness of this program to encourage innovative 

additions to and enhancement and preservation of the City’s affordable 

housing stock.  

  

c) Facilitate discussions with other public funding agencies to 

monitor and identify housing needs in the community.  

  

d) Annually advise the MJ Housing Advisory Committee and City 

Council on the achievement of the objectives of this Policy.  
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5.2 MJ Housing Advisory Committee    

    

a) Review all applications for incentives contained in this policy.   

Provide recommendations to City Council on all applications. 

    

b) Review and recommend updates to this policy to City Council.  

 

 

  

   6.3  City Council  

  

a) Review and approve/reject applications for financial assistance offered 

for housing incentives under this program. 

    

b) Review and approve amendments to this policy.  

    

c) Annually review and, when appropriate, direct application of this  

policy to better serve target populations identified as being in greatest need for housing assistance. 
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Appendix D – Points System for Calculating Affordable Housing Capital Incentives 

If a points system is desired, below is an example of the points system for use or modification: 
 

All projects applying for a capital contribution under section ____ of this policy will be evaluated using 
the criteria in the following table to determine the percentage of the capital grant that the project 
qualifies for to a maximum of 10 percent.    
  

Housing Business Plan 

Priority  

Criteria  Amount of Grant   

(percentage of total 

capital cost)  

Base Grant  Projects must serve households below 

provincial Saskatchewan Household 

Income Maximums  

3 percent   

Leveraging Funding provided 

by Other Levels of 

Government   

Secured funding from federal or 

provincial government under an 

eligible grant program   

2 percent   

Significant Private Partnership  There is a significant donation (at least 

10 percent in-kind or donation) from a 

private donor, faith group or service 

club.    

1 percent   

Accessible Housing   At least 5 percent of units meet barrier 

free standards  

1 percent   

Infill Housing   a. Project improves 
neighbourhood by renovating or 
removing rundown buildings; 
and/or  
b. developing a vacant or 

brownfield site.  

1 percent   

  

1 percent  

Mixed Tenure Development  Project has a mix of  

affordable/market units or a mix of 

rental/ownership  

1 percent  
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Downtown Housing  
a. New Housing is located within 
the Downtown 
 
 
b. New Housing is incorporated 
with Commercial Development  

1 percent   

  

  

1 percent  

Supportive Housing   The proposal includes ongoing 

supports for the residents to assist 

them in staying housed such as drug 

and alcohol free, cultural supports, 

elements of Housing First.   

1 percent   

  

Meets an Identified Housing 

Need   
Project meets an identified housing 
need from a recent study such as:   

a. Homelessness  

b. Large Family housing  

(three bedrooms or more)  

c. Accommodation for students  
d. Aboriginal Housing   

2 percent   

Innovative Housing  Project uses innovative design, 

construction technique, materials or 

energy saving features.   

1 percent  

Innovative Tenure  Innovative Housing tenures such as  

Rent to Own, Life Lease, Land Trust, 

Sweat Equity, Co-op Housing or Co-

Housing  

1 percent  

(other criteria can be added or changed as required). 


