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Executive Summary   

Background  

Affordable Housing is a priority of The City of Calgary (The City) and is 

recognized as an integral part of complete communities in The Cityôs long- range 

vision for the fu ture. Since 2001, The City of Calgary has committed resources,  

including funding, to contribute to the creation of  over 1,000 units of non -

market  housing. Given the importance of affordable housing , together with the 

magnitude of The Cityôs investment in it , research was needed to inform the 

quantity, type and location of future affordable housing development by The 

City.  

The first Housing Needs A ssessment  (HNA)  report was published in 2012  using 

secondary data sources, including the 2006 Federal census . This is a 2015 

update to that report. This HNA report is a synthesis of relevant secondary data 

on demographic and economic trends, the housing ma rket, poverty and housing 

need. It  answers the question ówho  is in need of affordable housing?ô and gives 

some indication of what  types of affordable housing  developments  and what 

locations ( where ) are preferred  by taking into consideration the research 

presented in ñHousing Preferences of Low Income Calgarians, 2014ò. 

This Housing Needs Assessment will inform the setting of goals regarding the 

future delivery of the number, type and location of affordable housing units  by 

The City of Calgary . The material  has been prepared  primarily for City of 

Calgary staff working on affordable housing, but may also be useful to anyone 

else interested in affordable housing need in Calgary, such as Calgary City 

Council, the provincial government and community -based afforda ble housing 

providers. This HNA may also be useful for advocacy purposes.  

Findings  

To quantify housing need, the g overnment of Canada , through  Canada 

Mortgage and Housing Company (CMHC) , use s a measure called ócore housing 

needô. A household is considered to be in core housing need if its current 

housing fal ls below at least one of the  following  three housing standards and it 

would have to spend more than 30% of its gross income to find housin g that 

meets all three standards. The three housing standards are: adequate (in good 

repair), affordable (costs less than 30% of before - tax household income) and 

suitable (has enough bedrooms for the household size, according to the National 
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It is estimated that there 

are in total over 90,000 

households in need of 

affordable housing in 

Calgary.  

Occupancy Stan dards). In Calgary, affordability is the most significant problem; 

over 70% of the  households who  did not meet  at least one housing standard did 

not meet  the affordability standard (Canada Mortgage and Housing Corporation, 

2014) .  

According to CMHC, t here are at least 42,000 households in core housing need  

in Calgary . These households are spending an average of 52% of their annual 

income on housing, and  whether these households are renting or own their own 

home, their current a nnual incomes would not allow them to afford the average 

market rent for an acceptable home, even if it were available. Just over half of 

these households (24,000) are renting  (Canada Mortgage and Housing 

Corporation, 2014) . 

While it is a useful tool for looking at housing need, t he core housing need 

measure under - represents  housing need in Calgary. This is because  when 

assessing whether a household could afford market housing  it takes into 

consideration average market rents a lone, and not rental supply and vacancy 

rates . While about  75,000 households did not meet  at least one housing 

standard , they were not considered to be in ócore housing need ô because the ir 

incomes were sufficient to  afford average market rent. However, the re are only 

approximately 3,000 available rental units in Calgary  (Canada Mortgage and 

Housing Corporation, 2014) . T his is a significant issue as other levels of 

government use core housing need to guide policy development and design, as 

well as to determine program budget allocations nationally (Canada Housing 

and Mortgage Corporation, 2014) . 

To measure housing need in Calgary, The City includes all household that are 

overspending on shelter, combined with a  household  income threshol d. 

According to the 2011 National Household 

Survey, t here are approximately 88,000 

households overspending on shelter and 

earning less than $60,000 per year. The  

$60,000 threshold  used is believed to exclude  

discretionary overspending. The se 88,000 

households constitute 21% of all Calgary 

households in 2011  (Statistics Canada, 2013) . Approximately half of these 

households are renters (43,000). In addition, there are more than 3,500 people 

who are currently homeless  (Calgary Homeless Foundation, 2014) . M any  

homeless people are not captured by the federal census as they have no fixed 
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The shortage of 

affordable housing units 

is expected to increase by 

approximately 2,500 

units per year.  

mailing address from which to respond to the census.  These people are clearly 

in need of affordable housin g.  Therefore , it is estimated that there are in total 

over 90,000 households in need of affordable housing in Calgary.  

The rates of core housing need, overspending and poverty are higher for some 

populations than others. These populations are considered key because they 

either comprise a large portion of the population in housing need or have a high 

incidence of housing need. They are:  

¶ Aboriginals  

¶ Recent i mmigrants  

¶ Persons with disabilities  

¶ Households with children, especially lone -parents,  

¶ Unattached i ndividuals living alone , including seniors, and  

¶ Renters (rates of overspending  amongst renters  are approximately double 

that of owners)  

Clearly these sub -populations encompass a large proportion of the population. 

These subpopulations are not mutually excl usive and there is likely overlap 

between several categories.  

Historically, the proportion of households in need of affordable housing has 

remained relatively stable  at around 19%  (The City of Calgary, CNS, 2010) . 

Because of the transition to the National Household Survey (NHS), and the 

resulting changes in survey methodology, comparisons cannot be made 

between the 2011 data from the NHS and any data from pervious censuses . 

Howeve r, if a constant percentage of hous ehold s remain in housing need , the 

number of household s overspending and earning less than $60,000 per year  is 

estimate d at 98,000 in 2015 and forecast to be 111,000 in  2021. Based on 

historical trends, approximately half of these are expected to be renter  

households.  

The increasing need for affordable housing is 

far outpacing the creation of affordable 

housing units in Calgary, and it is expected 

that the gap will continue to widen by 

approximately 2,500 units per year as the 

supply of affordable units fai ls to catch up 

and keep up. An analysis provided by the Federation of Canadian Municipalities 

explains that ñThe withdrawal of the federal government in the mid-1990ôs, 
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both from an ongoing funding role and from establishing an enabling policy 

framework ha s left a policy and funding void.ò (Federation of Canadian 

Municipalities, 2015) . Additionally, The Government of Alberta hasnôt invested in 

new affordable housing units in Calgary for several years.  

Several demographic and ec onomic trends will  shape  housing need:  

¶ The majority of population growth in the future will be from in -migration.  

¶ The Aboriginal population  is growing rapidly . 

¶ The s eniors age cohort  is growing rapidly as the baby boomers become 

older adults.  

¶ There is a growing gap in intergenerational income inequality between 

younger and older adult cohorts.  Younger age cohorts earn less income 

and are delaying homeownership . 

¶ Household sizes continue  to shrink.  There are a growing number of one -

person households which w ill likely face greater housing need as they are 

limited to one income.  

¶ A mini baby boom is currently taking place in Calgary due to the age of 

in -migrants and the Millenials (a.k.a. Generation Y, or Echo Generation) . 

¶ The top three industries for employmen t growth in Calgary from 2014 -

2019 are: retail & distribution, professional scientific & technical services, 

and transportation and warehousing. The retail sector has a relatively low 

hourly wage and more part - time jobs.  

These demographic and economic tren ds will shape housing need because:  

¶ Many immigrant and Aboriginal households are families with children . 

This, together with the mini baby boom, is expected to increase the 

demand for housing with a larger number of bedrooms.  

¶ Many seniors will develop disabilities as they age.  This is expected to 

increase the demand for acc essible or adaptable housing . 

¶ The demand for rental units may  increase as young people delay 

homeownership.  

¶ Fewer larger family homes might be available in the market, as young 

adults  live at home with their parents longer.  

¶ The demand for 1 -bedroom units may increase as household sizes 

decrease.  

¶ Overall ,  housing need may increase as the proportion of low - income jobs 

and part - time positions increase.  
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Supply issues are 

expected for housi ng 

with two or more 

bedrooms and for 

accessible and 

adaptable housing .  

The Calgary housing market can be vi ewed as a system in which people move 

between  different housing forms, tenures and price points. Changes to one 

aspect of the system affect other parts of the system. The following supply 

problems exist:  

¶ A backlog of prospective first - time homebuyers who remain in the rental 

market because they are increasingly priced out of homeownership,  

¶ A tight rental market with low vacancy rates and predicted declines in 

supply as existing units age an d few new units are constructed,  

¶ The historic l oss of rental units to condominium conversion (because the 

majority of converted  units are now in the secondary rental market, and 

can be m ore readily removed for resale),   

¶ Predicted declines in the non -market rental supply as existing units age 

and few new units are construc ted,  

¶ Long non -market housing waitlists and low rates at which people from 

non -market rental housing move to market housing , and  

¶ A homeless population of approximately 3,500 to be housed using a 

Housing First approach  

While affordable housing of all types is needed, supply issues are expected  to 

persist  for housing with two or more bedrooms, as well as accessible and 

adaptable housing. There are a ve ry limited 

number of 3+ bedroom units and row homes 

in the rental universe  (Canada Mortgage and 

Housing Corporation, 2014) . There are also a 

very limited number of known accessible or 

adaptable units in the non -market rental 

supply  (The City of Calgary, CNS and OLSH, 

2012) ; presumably, the market rental supply 

is similarly limited.  

Among those who require access to affordable housing,  research reveals a 

strong preference  for ground -oriented housin g forms, except among seniors and 

those with disabilities who prioritize the presence of an elevator  in mid -  to high -

rise building forms . Access to on -site outdoor space is also very important, 

whether  this is available through  a shared or private space (s uch as a balcony 

or yard). In terms of location, people prefer to live very close (within 1 

kilometre) to public transit and a grocery store. Proximity to work and schools is 

also considered important. Living close to downtown is not a priority for most 
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people. I n fact, some people prefer to live further from downtown . Of relevance 

to property managers, the research also reveal s that people are  divided 

regarding pet policies, and they  prefer a óno smokingô policy.  

Next Steps  

This  Housing Needs Assessment  serves to inform decision makers on the nature 

of the current and future affordable housing need in Calgary.  

The next Housing Needs Assessment is planned to occur in five years to 

coincide with the release of the 2016 Federal Census data. In the interim,  an 

updated  non -market housing survey is recommended . This research would 

provide updated data on the supply of non -market housing , as well as 

information on tenant movement within, and out of, non -market housing. This 

is important given that both of these  factors have be en identified as a 

bottleneck in the housing system.  
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The City of Calgary provides this informat ion in good faith. However, The City of 

Calgary makes no representation, warranty or condition, statutor ily expressed  or 

implied, takes no responsibility for any errors and omissions which may be 

contained herein and accepts no liability for any loss arising from any use or 

reliance on this report.   
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1.0 Introduction  

1.1 Affordable Housing in Calgary  

The City of Calgary i s committed  to creating ñcomplete communitiesò as part of its 

Council -approved Municipal Development Plan . A ffordable housing is recognized as 

an integral part of this  commitment in a number of The Cityôs plans. The availability 

of housing options for all citizens is a key success measure.  

As part of The City of Calgaryôs Action Plan 2015 -2018 , The City is committed to 

collaborate with  citizen s, other levels of government, as well as the non -pro fit, and 

private sectors  to create affordable housing solution s. ñIncreasing affordable and 

accessible housing optionsò is strategic action # P6 that fits within the Council 

priority to create a prosperous city  (The City of Calgary, 2014) . 

Since 2001 , The City of Calgary has committed  resources to ward  the creation of  

over 1,000  units of affordable housing to address affordable housing need.  This has 

been achieved through The City of Calgaryôs Enterprise Housing Program (EHP). 

The EHP is an umbrella capital program that includes buy, bui ld, partner and incent 

strategies.  

1. 2  Purpose of this Report  

The purpose of this  research is to  inform future affordable housing development by 

The City  of Calgary  and Calgary Housing Company  (CHC) , as well as to inform the 

management and operating of aff ordable housing by CHC . Other developers and 

managers of affordable housing in Calgary would likely benefit from this research, 

as would developers of market rental housing and entry - level ownership housing. 

The research may also be useful for advocacy purposes.  

This report examines  ówho  is in need of affordable housing?ô and  ówhat  forms  of 

affordable housing are needed ?ô I t also presents the findings of  affordable housing 

preferences research  undertaken by The City of Calgary in 2012/2013 , that answer s 

the question s ówhat  type of housing and what locations ( where ) are preferred by 

those in need?ô These two pieces of research are synthesized herein  to  inform  the 

settin g of goals regarding the number, type  and location  of future affordable 

housing units to  be delivered.  

An updated housing needs assessment is planned every five years, to coincide with 

the release federal census data.  
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1. 3  Methodology  and Study Area  

This housing needs assessment is an update to the 2012 Housing Needs 

Assessment. It draws upon the following primary sources of data:  

¶ Core Housing Need  (2014)  by Canada Mortgage and Housing Corporation , 

¶ The 2011 National Household Survey by Statistics Canada , 

¶ The City of Calgaryôs Research Briefs on Housing Need by CNS, The City of 

Calgary (20 07 -2010) (based on past Federal censuses) , 

¶ Low - Incom e Housing Preferences Research undertaken in 2012 by The Office 

of Land Servicing and Housing , 

¶ The Calgary Housing Company Wait list  (2014) , and  

¶ The 2011 Non -Market Housing Survey  by  The Office of Land Servicing and 

Housing and Community and Neighbourhood Services  

The study area in this report is Calgary , Alberta, Canada,  as defined by the city 

limit boundary  (see Figure 1).  Some reference to the Calgary Economic Region and 

the Calgary Census Metropolitan Area (CMA) is made where data specific to the city 

was unavailable.  The CMA includes th e surrounding areas  of  Rockyview C ounty, 

Cochrane, Airdrie, Crossfield, Beiseker and I rricana (see Figure 6).  
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Figure 1  The City of Calgary, city limit boundaries  (The City of Calgary, 2015)   
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2 .0 Current Housing Need  

2.1 Definition of Housing Need and Affordable Housing  

The Government of Canada through  Canada Mortgage and Housing Company 

(CMHC)  uses a measure called ócore housing need ô to identify households that are 

not having their housing needs met in the market . A household is considered in 

core housing need if its current housing falls below at least one of the following 

standards:  

¶ adequa te (in good repair) ,  

¶ affordab le (costs less than 30% of before - tax household income)  

¶ suitab le (has en ough bedrooms for the household size, according to the 

National Occupancy Standards)  

and  it would have to spend 30% or more of its gross income to find housing that 

meets all three standards  (Canada Housing and Mortgage Corporation,  2014) . 

It is important to recognize that households in core housing need are not 

necessarily óhomelessô; in most cases they are housed, but they are overcrowded 

and/or living in disrepair and/or overspending on shelter, and would have to 

overspend to  find acceptable alternate housing . In fact, many homeless individuals 

are likely excluded from this measure  as they have no fixed mailing address and 

may be missed by the Federal Census and National Household Survey.  

Although CMHCôs core housing need figure includes both renters and owners, 

households that can afford average market rent are eliminated as they are deemed 

able to afford market housing. Because CMHCôs core housing need criteria do  not 

account for vacancy rates , they do  not encompass housing a ffordability issues in 

cities with low vacancy rates. Households that could in theory afford to rent a n 

average  priced unit are not considered in core housing need, even if in reality they 

could not actually find a vacant unit to rent. As such, in a city like Calgary, where 

vacancies are  among  the lowest in the country, the core housing need measure 

does not accura tely reflect the true number of households in need. Lack of 

availability  is forcing many households to overspend, they are not voluntarily over -

consuming.  Although core housing need methodology may underestimate the 

number of households in need , it still s erves as a useful tool to examine the 

characteristics of those in need.  

Since 2002 , The City of Calgary considers households to be  in housing need if they 

earn 65 percent or less of the median household income in Calgary and spend 30% 

or more of that incom e on shelter  (shelter to income ratio)  (The City of Calgary, 
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2002) . This definition provides high - level direction for the creation of affordable 

housing and enables research on housing need based on federal census data. Based 

on 2010 income data from the 2011 National Household Survey, this means that  

housing initiatives in Calgary should be  targeted to households with a gross income 

of less than $ 52,816  per year. The Calgary City Council approved definition of 

affordable housi ng is  housing  that  ñadequately suits the needs of low -  and 

moderate - income households at costs below  those general ly found in the Calgary 

market.  It may take a number of forms that exist along a continuumò including 

various rental options through to entry - level home ownership . The dotted line in 

Figure 2  shows the division between non -market housing and market housing .  

 

Figure 2  Housing Spectrum  

While The City of Calgary uses this definition to measure households in need and to 

help define non -market and market housing, eligibility for provincially -owned and 

provincially - funded affordable housing  operated by the C algary Housing Company  is 

determined using  core need income thresholds (CNITs) . CNITs  vary by bedroom 

number required and by municipalit y, and are published annually by  The 

Government of Alberta . They represent that maximum annual income that a 
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hou sehold can have and still qualify for affordable housing . The 201 4 CNIT s for 

Calgary can be seen in Table 1.  

Table 1  Core Need Income Thresholds for Calgary  2014  (Alberta Municipal Affairs, 2014)  

Bachelor  1 Bedroom  2 Bedroom  3 Bedroom  4 Bedroom  5+ 

Bedroom  

$3 5,5 00  $43 ,000  $51 ,000  $55 ,000  $58 ,500  $61 ,500  

 

2 .2  Current  Affordable Housing Need  

Key Findings: It is estimated that there are over 90,000 households in 

Calgary currently in need of affordable housing (including homeless). Over 
half of households in need are renter households. A loss of affordable 

housing units could significantly add t o the total need.  

42,000 Calgary households are estimated to be in core housing need, 

committing an average of 52% of their annual income to housing. 
Households committing more than 50% of their annual income to housing 

are considered to be in imminent ri sk of becoming homeless. The incidence 
of core housing need is high among seniors living alone, lone - parent 
families, Aboriginal peoples and recent immigrants. It is also higher among 

renters compared with owners.  

There are two different measures of housi ng needs that will be explored in this 

section. The first measure, core housing need, is used by CMHC and uses the 2011 

National Household Survey as well as housing market data. The second measure is 

used by The Office of Land Servicing  and Housing and is based on the results of the 

2011 National Household Survey alone.  

2.2.1 Core Housing Need  

To determine whether a household is in core housing need, CMHC conducts a two -

step test. First it determines whether that household meets all three housing 

standards:  affordability, adequacy and suitability. If the household fails at least one 

standard then the second step is to determine whether the household could 

theoretically affordable the average market rent for a suita ble unit based on the 

householdôs size and income. If the household is unable to afford this then it is 

considered to be in core housing need.  

In 2011,  over 117,000 households fell below one or more of the  CMHC housing 

standards used to test for core housing need, with the majority (86,750) not 

meet ing  the affordability standard. Of th e 117,000 households , over 42,000 
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households were deemed to be in core housing need; this represents 10.5% of all 

Calgary households  (Canada Mortgage and Housing Corporation, 2014) . Whether  

these households are renting or own their own home, their current annual incomes 

would not allow them afford the average market rent for an acceptable home, even 

if it were available . The average shelter - to - income r atio for these households was 

51.9 %, and  the average  household income was $ 26,111  (Canada Mortgage and 

Housing Corporation, 2014) . Households committing more than 50% of their annual 

income to housing are considered to be in imminent risk for homelessness  

(Mikkonen & Raphael, 2010) . 

Analysis by CMHC found that a mong all urban Canadians, affordability was the 

primary reason households were in core housing need, much more so than 

adequacy and suitability . Additionally, t he incidence of cor e housing need was 

highest for households in the lowest - income quintile  (fifth) , and it was  much higher 

for renters than for owner s (Canada Mortgage and Housing Corporation, 2014) . 

In looking at the Calgary  Census Metropolita n Area  (CMA), t he incidence of core 

housing need also varied by subpopulations, and was highest for  seniors living 

alone, lone -parent families, Aboriginals and recent immigrants (see  Table 2).   

As of 2011, there were nearly 48,000  Calgary renter households  that fell below 

one or more of the standard s for the core housing need measure . 2 3,795  of these 

renter households were estim ated to be in core housing need  (Canada Mortgage 

and Housing Corporation, 2014) . The average before - tax household income for 

these renter households was about $25,000, and they committed about 51% of this 

annual income to shelt er. Most of the renter households in core housing need were 

living below the affordability standard, but about 2,600 and 2,800 were living below 

the adequacy (standard) and the suitability (crowding) standard, respectively. The 

incidence of core housing ne ed was higher among renter households than owner 

households; 22% of all renter households in Calgary wer e in core housing need  

compared with 6% of all owner households.   

The incidence of core housing need was higher among some renter populations 

than other s. In the Calgary CMA, core housing need was highest among seniors 

living alone, lone parent families, Aboriginals, immigrants, family couples with 

children and non -seniors living alone (see  Table 2).  

As of 2011, there were nearly 70,000 Calgary owner households  that fell below 

one or more the standards for the core housing need measure. 18,375 of these 

owner households were estimated to be in core housing need  (Canada Mortgage 

and Housing Corporation, 2014) . The average before - tax household income for 
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these owner  households was about $28,000 and they committed about 53% of this 

annual income to shelter. Most of the owner households in core housing need were 

living below the affordability standard, but about 2,000 and 1,410 were living below 

the adequacy (standard) and the suitability (crowding) standard, respectively. 

While the incidence of core housing need was lower among owner households (6%) 

than renter households  (22%), the large number of owner households in Calgary 

means that there is a significant  number of owner households in core housing need.  

The incidence of core housing need was higher among some owner populations 

than others. In  the Calgary CMA, core housing need was highest among  seniors 

living alone, and lone parent families ( Table 2).  

Table 2  Incidence of Core Housi ng Need in Calgary CMA 2011 (Canada Mortgage and 

Housing Corporation, 2014)  

Household Type  Incidence of Core Housing Need  

 All  Renters  Owners  

Seniors living alone  32 %  57%  22%  

Female seniors living 
alone  

34%  59%  25%  

Male seniors living alone  27%  52%  15%  

Non -senior individuals living 
alone  

13%  21%  7%  

Female non -seniors 
individuals living alone  

14%  22%  8%  

Family couples with children  7%  22%  4%  

Lone parent families  23%  36%  16%  

Female -headed lone 
parent families  

26%  39%  18%  

Male -headed lone 
parent families  

15%  28%  8%  

Aboriginal  Households  16%  28%  8%  

Status Indians  22%  30%  12%  

Non -Status Indians  17%  35%  6%  

Inuit  31%  Not available  Not available  

Immigrants  13%  28%  9%  

Recent immigrants 
(2006 -2011)  

19%  30%  9%  

All Calgary Households  10%  22%  6%  

In Calgary, t he majority (over 39,000) of all 42,000 households in core housing 

need fall below the affordability standard, while 4,615 live in housing in need of 
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major repair and 4,250 are living in overcrowded households  (Canada Mortgage 

and Housing Corporation, 2014) . 

Approximately 75,000 of the households that did not meet  at least one housing 

standard were deemed capable of affording market rent, however, there are only 

approximately 3,000 available rental units in Calgary (1,022 available purpose built 

units in Calgary proper, 179 vacant condo units in the Calgary CMA, 1, 798 available 

secondary rental units in Calgary CMA assuming same availability rate as for 

primary rental market)  (Canada Mortgage and Housing Corporation, 2014) . This 

would suggest that about 72,000 of the households that fa iled the core housing 

need test could, in fact, not find alternate acceptable housing without 

overspending.  

It should be noted that almost 21,000 households did not meet  the adequacy 

(repair) standard and over 21,000 households did not meet  the suitability  

(crowding) standard when testing  for core housing need  (these categories are not 

exclusive)  (Canada Mortgage and Housing Corporation, 2014) . Less than a fifth of 

these households met the requirements for core housing need, mea ning that it was 

deemed that they could theoretically find alternate acceptable housing. Again, with 

low vacancy rates, there could be at least 21,000  households struggling to find 

alternate acceptable housing, and living in major disrepair and/or overcrowded 

conditions in the meantime.  

2.2.2 The Federal Censu s and National Household Survey  

Before the transition to the voluntary National Household Surve y (NHS) , The City of 

Calgary requested  custom tabulations from the federal census  to calculate the 

number of households earning less than 65% of the area  median  income  (AMI)  and 

spending more than 30% of their income on shelter costs.  In 2006, there were 

72,195 households earning below 65% of the AMI that did  not have their housing 

needs met . Over  the past several census cycles , approximately 1 8% of all Calgary 

households have been in need of affordable housing. If this trend has continued, in 

201 5, this would translate to approximately 82,000 households (18 % of all 

households in the 453,626 occupied dwelling units in Calgary from the 2014 civic 

census  (The City of Calgary, City Clerk's, 2014) . 

According to the 2011 National H ousehold Survey, there were  107,000  households 

in Calgary overspending on shelter  across the entire income spectrum  (see Figure 

3). Many of these households could be overspending by choice. That is, they could 

afford a cheaper home , but choose to spend more. However, t here were  

approximately 88,000 households overspending on shelter and  earning less than 
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$60,000 per year 1. The $60,000 threshold  applied here is believed  to exclude  

discretionary over spending  on housing  and it is believed that these households are 

in housing need. T his constitutes 21% of all Calgary households  in 2011  (Statistics 

Canada, 2013) . 

It is important to note that the Na tional Household Survey is voluntary and is 

therefore subject to non - response bias. Non - response rates are typically higher at 

the very low end of the income spectrum, and therefore housing need may be 

underestimated. Results from the National Household Su rvey are not comparable to 

those from the previous long - form census.  

 

Figure 3  Calgary Household Shelter Expenditure by Tenure (Statistics Canada, 2013)  

The 88,000 households meeting The City of Calgaryôs definition of in need of 

affordable housing are currently housed, residing in market rental and 

                                       

 

1 65% AMI in Calgary in the 2011 NHS was $52,816. $60,000 is the closest income category 

to this income.  
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homeownership units. Added to this , there are over 3,500 additional people who 

are currently homeless and in need of affordable ho using  (Calgary Homeless 

Foundation, 2014) . Many homeless people are not captured by the federal census  

because they have no fixed address from which to respond to the survey   

Households that are low income but have their housi ng needs met through existing 

affordable rental and affordable homeownership opportunities are also not co unted 

in the total need.  This is because the rent and mortgage payments charged are 

adjusted based on household income. In Calgary this comprises almo st 14,000 

units. A loss of these units, for example through the end of operating agreements, 

could increase the total need.  

Data from the 2011 National Household Survey shows that there were about 

45,000 renter households  overspending on shelter ( Figure 3)  (Statistics Canada, 

2013) . Overall, 38% of all renter households in Calgary were overspending. The 

incidence of overspending among renters is highest for lone -parents (44%) and for 

individuals living alone (49%).  

An examination of renter households shows that overspending on housing varied 

among income categories ( Figure 3). Overspending is concentrated in the lowest 

income categories, with almost all (86%) of the renter households earning less than 

$20,000 per year overspending. At the time of the survey, full - time workers 

earning minimum wage in Calgary earned less than $20,000 per year. 

Overspending declined with increased household income, but 81% of households in 

the $20,000 -$29,999 income category, and 62% of households in the $30,000 -

$39,999 income category, were still overspending.  

Almost all (43,13 5 out of 45,000) of the renter households overspending were 

lower - income households, earning less than $60,000 per year. These households 

meet The City of Calgaryôs definition of being in need of affordable housing. Overall, 

62% of low - income renter househ olds were overspending.  

The majority of the low - income renter households overspending were single -person 

households (22,030 or 51%) (  

Table 3). This category would include seniors living alone. The variation in the 

incidence of overspending among households earning less than $60,000 is obscured 

due to the fact that the rate of over spending is very high for all low - income renter 

households. That said, the incidence of overspending was higher than average 

(62%) for households with children, for non - family households with 2 or more 

individuals (roommates) and for multifamily households . There are nearly 12,000 
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low - income renter households with the presence of children that are overextended 

on housing costs.  

Table 3  Renter Households Overspending (Statistics Canada, 2013)  

Type of Renter  

Household  

All Renter 

Households in 
Calgary  

Renter Households  Earning Less 

than $60,000  that are 
Overspending on Shelter  

Number  Number  of 

Households  

Percent 

of Need  

Incidence 

of Need  

Individual 

Households  

60,670  26,355  61%  62%  

¶ Single person 
households  

45,495  22,030  51%  61%  

¶ Two or more 
unrelated 

individuals 
sharing a 

households  

15,170  4,325  10%  66%  

Family 

Households  

56,005  16,785  39%  62 %  

¶ Without 

Children  

20,320  5,010  12%  60 %  

¶ With Children  21,025  6,000  14%  63 %  

¶ Lone -parent 
families (with 
children)  

13,330  5,565  13%  63 %  

¶ Multi -Family 

Households  

1,335  210  0%  70%  

(Households in which two or more families occupy the same private 

dwelling )  

Totals  116,675  43,140  100%  62 %  

Note. 61% of all households  in need are individual households (percent of 

need), whereas 62% of all individual household  are in need (incidence of 
need).  

The Calgary renter households overspending on shelter have been historically 

spread  throughout the city, with concentrations in the inner -city as well as several 

established communities ( see Figure 4). This may not be surprising as these areas 

generally constitute the largest portion of rental units in the city.  
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Figure 4  Index of volume  (INV)  tenants spending 30 % or more of income on rent, Calgary, 
2006 (The City of Calgary CNS, 2010) . INV = (n/a) ï 1. Where ñnò = the number of 
indicator experiences for each community and ñaò = the average for all communities.  

 

Index of Volume (INV)
Tenants Spending 30% or 
More of Income on Rent
Calgary, 2006

INV

-1.00 - -0.01

0.00 - 0.99

1.00 - 1.99

2.00+

River

Major park

No data Created by Social Policy and Planning, 2009

Source: Statistics Canada, 2006 Census custom tabulations



 
CALGARY AFFORDABLE HOUSING NEEDS ASSESSMENT  

22  | P a g e  
 
 

Data from the 2011 N ational Household Survey shows that there were about 

62,000 owner households overspending on shelter ( see Figure 4)  (Statistics 

Canada, 2013) . The majority of these (44,970) were lower - income owner 

households, earning less than $60,000 per year. Overall, 15% of all 306,740 owner 

households in 2010 in Calgary were low - income and overspending.  

An examination of the owner households overspending  shows that need varied 

among income categories . Figure 4 shows that  the number of  overspending  

hou seholds  is concentrated in the middle income categories, with the highest 

number of overspending owner households (16,095) in the $40,000 -59,999 income 

category. The actual percentage of owner households overspending increases 

towards the lower end of the income spectrum with almost all households (98%) 

overspending in the under $10,000 income category.  

Need also varied by househol d types. The majority ( 18,955 ) of the  low income  

owner households overspending were single -person households ( Table 4) . This 

category would include seniors living alone. Itôs important to note that 

overspending is determined based on a householdôs income. A senior household 

with a low  income may still be considered overspending even with high 

savings/assets. Couple families with children constitute the second largest portion 

of low income owners overspending (10,280 households). Low income lone -parent 

families with children constitute only 13% of owners in need (5,910), however the 

incidence of housing need was very high among this households type: 64% of low 

income lone -parent owner households were overspending. Other household types 

with higher incidence of need were: two or more unre lated individuals (roommates) 

(68%), couple families with children (73%) and multi - family households (73%).  
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Table 4  Owner Households Overspending  (Statistics Canada, 2013)  

Type of Owner  
 Household  

All Owner 
Households in 

Calgary  

Target Income Owner Households that 
are Overspending on Shelter  

Number  Number  Percent of  

Need  

Incidence of  

Need  

Individual 
Households  

76,355  20,945  47%  54 %  

¶ Single person 
households  

64,305  18,955  42%  53 %  

¶ Two or more 
unrelated 

individuals 
sharing a 
households  

12,055  1,985  4%  68 %  

Family Households  230,390  24,030  53%  57 %  

¶ Without 
Children  

82,055  7,305  16%  41 %  

¶ With Children  116,030  10,280  23%  73 %  

¶ Lone -parent 
families (with 

children)  

24,355  5,910  13%  64 %  

¶ Multi -Family 

Households  

7,945  520  1%  73%  

(Households in which two or more families occupy the same private dwelling)  

Totals  306,740  44,975  100%  55 %  

Note. 61% of all households  in need are individual households (percent of need), 

whereas 62% of all individual household  are in need (incidence of need).  
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2. 3  Vulnerable Populations  

Key Findings: The rates of core housing need, overspending and poverty 
are higher for some populations than others. These subpopulations are 

considered key because they either comp rise  a large portion of the 
population in need of affordable housing or have a high rate (incidence) of 

housing need. These subpopulations are:  

¶ Aboriginals  

¶ Recent i mmigrants  
¶ Persons with d isabilities  

¶ Ho useholds with c hildren, especially lone - p arents, a nd  
¶ I ndividuals living alone  

 

Renter households are more vulnerable to housing need. The incidence of 
overspending among renters is generally twice for renters what it is for 

owners.  

The rates of core housing need, overspending  on housing, poverty  and 

homelessness  are higher for some subpopulations , when compared with the general 

population in Calgary. As such, these subpopulations are referred to as vulnerable  

populations .  

2.3.1 Core Housing Need and Overspending  

Figure 5 shows that core housing need is much higher than the city average  

(10.5%) for  seniors  living alone (31%) , lone -parents  (23%) , Aboriginals (16%) and 

recent immigrants  (19%) . 
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Figure 5  Incidence of Core Housing Need within Specific Sub - populations  

Persons with disabilities are not parsed out in the core need analyses, but an 

examination of data from the Community Poverty Project ( National Household 

Survey data )  shows th at these households also have a hi gher incidence of housing 

need: while 3 3% of all renter economic families 2 were overspending, 36% of 

economic families with the presence of a disability were overspending. Among all 

economic families overspending , Aborigin als are also overrepresented . W hile 20% 

of all economic families were overspending, 27% of Aboriginal economic families 

were overspending  (Statistics Canada, 2014) . 

When looking at households that are overspending and  that are  low - income  by 

family type , the majority are single -person households  (e .g. seniors living alone , 

                                       

 

2 A group of two or more persons who live in the same dwelling and are related to each 

other by blood, marriage, common - law or adoption. A couple may b e of opposite or same 

sex. Foster children are included.  
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unattached individuals) . Th ese households  constitute a high volume of households 

in need  (40,985) . Households with children constitute the second largest port ion of 

households in need (27,755). While the volume of households in need is highest for 

these types of households, the incidence of need is highest for households with 

children  and for households with 2 or more individuals living together (roommates)  

(Statistics Canada, 2014) . 

Renter households are more vulnerable to housing need than owners . Taking into 

account all households, 38% of renter households in Calgary were overspending in 

2011, compared with 20% of owner households  (Statistics Canada, 2013) . In 

looking at economic family households,  16% of owner economic families were 

overspending, while 32% of renter economic families were overspending  (Statistics 

Canada, 2014) . In both cases, the incidence of overspending  was nearly twice for 

renters what  it was for owners.  

2.3.2 Poverty  

Poverty can touch any one at any time in their life. Changing circumstances such as 

illness, injury, divorce, or job loss can have a significant impact on household 

income and assets . Additional  unforeseen  variables , such as family responsibilities 

(e.g. needing to care for a parent  or special needs child ) , can play a role  by 

impacting ability to work . Parenthood is another variable tha t can have an 

unexpected impact  on  household income and spending (Vibrant Communities 

Calgary, 2012) .  

There are some factors  that put individuals at higher risk of poverty through their 

lifetime though . For example, growing up  in poverty increases the likelihood that 

one will live in poverty as an adult  (Vibrant Communities Calgary, 2012) . Being a 

member of a vulnerable population is another risk factor for poverty.  Historically,  

the incidence of persistent  low - income in Canada has generally been concentrat ed 

in the following five population groups: unattached/single individuals aged 45 ï 59, 

lone -parents, recent immigrants, persons with disabilities, and off - reserve 

Aboriginal persons  (Hatfield, 2004) . In a comprehensive analysis from 2006 census 

data  for Calgary , Aboriginal peoples, visible minorities, people with disabilities, lone 

parents and recent immigrants all had very high levels of poverty. Women were 

also more likely to experience poverty than men  (Vibrant Communities Calgary, 

2012) . 
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In 2010, 10.9 %  of all Calgarians were low - income (after tax) 3. This corresponds to 

118,325 people.  The low - income rates among Aboriginals, persons with disabilities 

and recent immigrants were  22%, 14% and 24% respectively , well above the city  

average  (Statistics Canada, 2014) . 

Among all age groups , the prevalence of low income was highest  for children  under 

the age of six , at a rate of 14.1%  (The City of Calgary, 2013) . Almost 1 in 5 

children under the age of 15 in Calgary are living in poverty  (Vibrant Communities 

Calgary, 2012) . The prevalence of low - income was lowest for seniors, at 7.9% (The 

City of Calgary, 2013) . 

Figure 6 shows the distribution of low - income households in Calgary and the 

Calgary CMA  (see Figure 6).  

                                       

 

3 One approach to quantifying relative poverty is called the Low Income Measure (LIM). It is defined 

as 50% of Canadian median income, adjusted for family size. It is not adjusted for community size,  

and this can be a disadvantage when using it for large urban centres like Calgary that have higher 

costs of living.  
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Figure 6  Percentage of the Population Below After - Tax Low Income Measure Calgary CMA 
2010 (Statistics Canada, 2013)  

2.3.3 Homelessness  

Findings from the Fall 2014 Point - in -Time Count Report show that the risk of 

experiencing homelessness is higher for some populations. The rate of 

homelessness among Aboriginal persons is disproportionately high, and has 

worsened since  the 2012 count . W hile Aboriginal persons only comprise 3% of 

Calgaryôs population, they make up 21 % of its homeless population  (Calgary 

Homeless Foundation, 2014) . The majority of people experiencing hom elessness 

were between  25  and 64 years old (78 % =2,6 79  people ) but large numbers of 

children ( 12%=434 children )  were also found to be homeless. The count found that 

there were significantly more families experiencing homelessness than in previous 

counts ; 2 11  families were homele ssness, and 7 9 of those families were staying at 

an emergency shelter . 

2.3.4 Perceptions on  Housing Security  

Given the ir rates of  housing need, poverty and homelessness, it is n ot surprising  

that  many of the se vulnerable populations have elevated  concerns about housing  
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security, compared with the rest of the population. Findings from a 2009 s urvey , 

Signposts II , show that:  

¶ Compared with non -Aboriginal persons, significantly more Aboriginal  person s 

were concerned about not having safe housing condi tions (36% vs. 20%) 

and not having enough money for housing (47% vs. 30%) . 

¶ The same was true for recent immigrants ; 40% of recent immigrants were 

concerned about not having safe housing conditions and 55% were 

concerned with not having enough money for hou sing, compared with 25% 

and 36% for non - recent immigrants.  

¶ Single parents were almost twice as likely to be very concerned about having 

enough money for housing  (56%) compared with couples with children  

(33%) . 

¶ Seniors, on the other hand, were about half as  likely to have concerns about 

not having enough money for housing as middle -aged and young adult 

respondents. 40% of young adults were either very concerned or somewhat 

concerned about not having enough money for housing  (The United  Way and 

The City of Calgary, 2011) . As more people enter their senior years without 

adequate retirement income and/or savings for retirement , and demand for 

affordable and accessible housing rises, seniors may come to feel more 

pressure related to housing cost.  

 

2. 4  Non - Market Housing Wait List  

Key Findings:  There were 3,329 households on the Calgary Housing 
Company wait list as of April 2014. The wait list has nearly doubled since 

2005.  

Common household types on the waitlist are: lone - parents ( 35 %), non -

senior singles (3 0 %) and two - parent families (2 1 %).  

The demand is nearly equal for 1 and 2 - bed units, at 34% and 36% 

respectively. However, by estimating occupancy, the greatest demand is 

actually for 2 - bedroom units (43%), followed by 3 - bedroom units (25%) 
then 1 - bedroom units (19%). Although CHC keeps its waitlist based on 
households, it is important to remember that they are housing people. 

Wh ile building 1 and 2 - bedroom units will take more households off the 
wait list, building 2 and 3 - bedroom units will house more people.  
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The most recent comprehensive inventory of non -market housing in Calgary was 

done in 2011. At that time there were 4,351 households on all wait lists. 86% of 

these households were on the wait list for Calgary Housing Company. It is 

important to  note that there may b e some  degree of ove rlap, with some  households 

likely appearing on multiple wait lists  (The City of Calgary, CNS and OLSH, 2012) . 

Calgary Housing Company  is the largest operator and manager of non -market 

housing in Calgary, providing over 10,000 subsidized and affordable housing units. 

Because of this, and because 2014 data  is available, CHCôs wait list can be used as  

an indicator of current demand for aff ordable housing  across the city .  

The number of households  on CHCôs wait list has almost  doubled since 2005 , and 

was  at 3,329 as of April 2014 ( see Figure 7).  

 

Figure 7  Calgary Housing Company waitlist, April 2014  

In 2014, t he most common household types on the waitlist we re lone -parent 

families ( 35 %), individuals living  alone  (3 0%), and two -parent families (2 1%). The 

least common household types were couples without children (3%) and seniors 

(3%), though it should be noted that Calgary Housing Company does not provide 

housing specifically for seniors ( see Figure 8).  There are other providers in Calgary 

that specialize in seniorsô housing. 

The number of applications pending rose over 300% from 2013 to 2014 ( see Figure 

8).  
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Figure 8  Calgary Housing Company waitlist , demand by household type  

An analysis of the 201 4 CHC waitlist shows t he greatest demand is for 2 -bedroom 

units. 36 % of households on the waiting list require a 2 -bedroom unit , whereas 

34% require a one -bedroom unit . From 2011 to 201 4 there has been a slight shift 

toward an increased need for the larger sized units, with 2 -bedroom units now 

outpacing 1 -bedr oom  units as the most in demand  (Wilkins, 2015) . 

Taking  into consideration the fact that larger units accommodate more people , it is 

estimated that the greatest number of people  (almost 70% of people on the wait 

list)  are waiting  for two -and three -bedroom units. An estimated 1, 645  people are 

waiting for a three -bedroom unit, vs. an estimated 1,2 74  people waiting for a one -

bedroom unit. Every three -bedroo m unit houses an average of 3.4  people per unit, 

vs. 1.1 peo ple  per unit for a  one -bedroom ( see Table 5).  
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Table 5  Calgary Housing Company w aitlist demand by bedroom size , actual % of 

households and estimated # of people  ( average monthly waitlist,  201 4 ) (Wilkins, 2015)  

*Assumptions: 90% of one -bedroom households are singles. 65% of two +  bedrooms are single -parents. There is 

one child per addition al bedroom. This estimate  is conservative based on the National Occupancy Standard. 

Numbers may not add up due to rounding.  

 

  

Estimated # %

of people 

(based on 

National 

Occupancy 

Standards*)

people

1,158 34% 1,274 19%

208 6% 876 13%Four+bedroom  

2,907 43%

Three-bedroom  491 14% 1,645 25%

Number of 

Bedrooms

Units % households

(based on 2014 

average monthly 

waitlist)

One-bedroom  

Two-bedroom  1,237 36%
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3.0 Future Housing Need  

3.1 Estimate of Growth of Housing Need  

Key Findings: Historical trends indicate a relatively constant proportion of 

Calgary households are in housing need. If household growth projections 
bear true, we can expect the number of households overspending and 

earning less than 65% of the area median income to rise from 84,000 to 
96,000 from 2015 to 2021. We also forecast the number of households 
overspending and earning less than $60,000 per year to rise from 98,000 

to 111,000 from 2015 to 2021. Historically, roughly half of households in 
housing need are renter households.  

 
The forecast rate of increase in housing need is approximat ely 2,000 or 
2,500 units per year for methods 1 and 2 respectively. Given that there has 

been no new federal/provincial capital funding announced in several years, 
this is expected to translate to an ever increasing shortage of affordable 

housing.  

 

Foreca st Method 1  

Before the transition to the voluntary National Household Survey, The City of 

Calgary requested custom tabulations from the federal census to calculate the 

number of households earning less than 65% of the area  median  income  (AMI)  and 

spending more th an 30% of their income on shelter costs. From 1991 -2006, the 

percentage of households in need of affordable housing remained relatively steady 

at an average of 18%  of all Calgary households  (The City of Calgary, CNS, 2010) . If 

this trend continues, and if Calgary household forecasts hold true, we can estimate 

that approximately  84,000 households are currently in need of affordable housing 

in 2015. We forecast this number to grow to approximately 96,000 in 2021  (The 

City of Calgary, Corporate Economics, 2014)  (see Figure 9). If historical trends hold 

true, roughly half of households in need will be renters.  
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Figure 9  Forecast Housing Need  Method 1  (s pending 30% or more of income on shelter, and 
earning less than 65% of area median income)  

Forecast Method 2  

According to the 2011 National Household Survey, there are 107,000  households in 

Calgary that are currently overspending on shelter across the entire income 

spectrum  (see Figure 3)  (Statistics Canada, 2013) . Many of these households could 

be overspending by choice. That is, they  chose to spend more than 30% of their 

income on housing, likely because they have an income that will support this while 

still be ing  able to meet their other basic needs. 65% AMI in Ca lgary in the 2011 

NHS was $52,816. $60,000 is the closest income cut -off  to this income.  There  are 

approximately 88,000 households overspending on shelter and  earning less than 

$60,000 per year. The $60,000 threshold  applied is believed to rule out 

discretionary spending and it is believed that these households are in housing need. 

This constitutes 21% of all Calgary households in 2011  (Statistics Canada, 2013) . If 

this proportion continues,  and Calgary household forecasts hold true, we can 

estimate that approximately 98,000 households are overspending on housing and 

earning less than $60,000 per year in 2015. We forecast this number to grow to 

approximately 111,000 in 2021 ( see Figure 10 ). If historical trends hold true, 

roughly half of households in need will be renters.  
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Figure 10  Forecast  Housing Need  Method 2  (s pending 30% o r more of income on shelter, 
and earning less than $60,000 per year)  

The forecast ed rate of increase in housing need is approximately 2,000 or 2,500 

units per year for methods 1 and 2 respectively.  Given that there has been no new 

federal/provincial capita l funding announced for affordable housing in several years, 

this is expected to translate to an ever increasing shortage of affordable housing.  

3.2 Factors that will affect Growth in Housing Need   

This section discusses  some of the many factors that will likely affect the affordable 

housing need in the future.  The impacts of these trends on housing need will be 

expanded on in sections 3.3 and 4.0.  

3.2.1 The Housing System  

Housing can be viewed as a system, in which house holds move among different 

types of housing of various forms, tenures and price points. Any change to one 

aspect of the system will impact other parts of the system. Bottlenecks can form in 

the system. Not all households will aspire to homeownership, or ev en market 

housing. Some households will seek the flexibility of rental housing, and others will 

require the supports or subsidies of non -market housing.  
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In Calgary, the housing system is clogged (see Figure 11 ). All parts of the housing 

system, except perhaps homeownership, are at capacity and most have a backlog 

of people trying to enter.  

 

Figure 11  The Housing System in Calgary, 2015  

On the o ne end of the spectrum, homelessness in Calgary rose by 650 per cent 

from 1998 to 2008  (Calgary Homeless Foundation, 2008)  and the number of people 

experiencing homelessness currently sits at around 3,555  (Calgary Homeless 

Foundation, 2014) . Calgaryôs 10-Year Plan to End Homeless  favours a Housing First 

approach, which ñputs the highest priority on moving homeless people into 

permanent housing with the support necessary to sustain that housing ò (Calgary 

Homeless Foundation, 2008) . Changes t o the approach to end homelessness 

require more affordable housing. Success in this approach serves to put additional 

strain on existing stock for those that arenôt homeless (i.e. more units are being 

used to transition people from homelessness and yet the households already in the 

non -market system have nowhere to go).  

Households in non -market  rental are not moving into market rental. Most of the 

movement that does happen out of th e Calgary Housing Company is because 
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people move to a retirement home or long - term care facility (26%), or because 

they die (26%). Only 6.5% move to market rental and 1.6% move to 

homeownership.  

Households in market rental are not moving into homeownership . The average price 

of a condo apartment in Calgary in 2014 was $324,000  (Calgary Real Estate Board, 

2014) . Households with an annual income less than $80,000 per year cannot afford 

to purchase a condo on the market, unless they  have substantial assets. 

Furthermore, households wanting to buy a single family home (resale) would need 

a household income around $130,000 per year, again unless they have substantial 

assets.  

On the other end of the spectrum, there is a risk of dropping out of 

homeownership. Limited rental opportunities and increasing costs of owning a home 

mean that more Calgarians may overextend themselves to achieve homeownership. 

Indeed, as discussed earlier in this report, there are nearly 45,000 homeowners 

that are low - income and overspending. Many homeowners may borrow the 

maximum amount that they can afford, or partner with roommates or relatives to 

purchase an entry - level home. These precarious owners are at higher risk of losing 

their homes because any small chan ge may make it unaffordable (e.g. change in 

interest rate, relationship or employment status).  

3.2. 2 Housing Demand Factors: Demographics and Economics  

General population and economic factors are important because they determine the 

rate at which household s enter Calgaryôs housing market, and the types of 

households present in terms of age, household composition, occupation and 

income.  

Calgary is the fourth largest city (CMA)  in Canada  (Statistics Canada, 2014) . During 

the las t census period, Calgary recorded the strongest population growth rate of all 

Canadian census metropolitan areas at 4.3% vs . the national average of 1.5%  

(Statistics Canada, 2014) . Calgaryôs population is projected to continue to increase 

by 120,500 between 2014 and 2018. Net in -migration will account for the majority 

of this population growth  (The City of Calgary, Corporate Economics, 2014) . 

Some key trends occurring in Calgary are examined below. Some of these trends 

are highlighted because there is a high rate of growth within a smaller population  

with distinct housing needs (e.g. growth of Aboriginal population ), and others 

trends are highl ighted because there is a moderate rate of growth within  a large 

population (e.g. aging of the baby boomers). This explains why some trends can 

appear contradictory.  These trends are highlighted because they represent the 
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highest sources of population gro wth and will be the main drivers of future housing 

demand.  

Aging of the Baby Boomers  

From 2014 to 2018, as the baby boomers age, above average population increases 

are expected in the senior population ( within the 60 -64  year cohort )  (The City of 

Calgary, Corporate Economics, 2014) , and b y 2036 it is estimated that nearly 1 in 5 

Calgarians will be a senior  (The City of Calgary, 2014) . Because those in the oldest 

age groups exhibit higher maintainer 4 rates  for apartments, demand for apartments 

is expected to increase  (Urban Futures, 2008) . Given the limited speed in which 

industry will be  able to respond to an increase in demand for apartment housing , 

the market value of such housing is expected to increase and the need for 

affordable housing of this form is expected to grow.  

Some research shows that se niors prefer to ñage in place ò, meaning they want to 

stay in their home or community as they age. To do this, they need af fordable and 

accessible transportation and housing, as well as access to amenities, support 

services, and information. Because seniors are often on a fixed income, r ising utility 

costs, property taxes and transportation costs make it difficult for some sen iors to 

stay in their homes (The City of Calgary, CNS, 2011) . 

From 2011 to 2014 the proportion of seniors declined throughout the inner city, and 

increased in communities like Edgemont, Varsity and Braeside ( see Figure 12 ). In  

19 50ôs-19 60ôs inner city communities  (e.g. the Triwood area)  older seniors have 

been leaving, and an influx of younger residents has been moving in. In  19 70ôs-

19 80ôs communities original residents are now aging into the seniorsô cohort, while 

younger residents continu e to leave these communities since 2011.  

 

 

                                       

 

4 A maintainer is responsible for paying the rent, or the mortgage, or the taxes, or the 

electricity or other services of utilities for the home. A household can have more than one 

maintainer.  
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Figure 12  Change in the proportion of seniors in Calgary, 2011 - 2014 (The City of Calgary, 
Geodemographics, 2015)   

 










































