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Executive Summary 
Recently, the population of Saskatchewan surpassed the 1.1 million mark revealing the province’s 

economic growth. The estimates by the Government of Saskatchewan call for increases in the number of 

people who will be living in the province and in the Saskatoon Census Metropolitan Area (CMA) over the 

next few years. With a moderate estimate, the Saskatoon CMA will have increased its population by over 

44,000 people between 2011 and 2016. If these population trends continue, there will be an urgent need 

to respond to changing demographics and their housing needs.  

With the increased migration to Saskatchewan over the last few years, demand for rental and ownership 

housing in Saskatoon have increased dramatically. Consequently, housing prices have increased 

significantly.  Since 2004, the cost of purchasing a home in Saskatoon has doubled, and rental prices are 

80 percent higher. As incomes have increased only 24 percent since 2004, housing affordability is an issue 

to an increasing number of households in Saskatoon.  The number of rentals available in Saskatoon has 

also declined by over 3,000 units, mostly due to condominium conversions from rental to home 

ownership. With a vacancy rate of 6.5 percent across the city, there are more rental housing options for 

individuals and families, however prices remain steady.   

The difficulties associated with attaining affordable and appropriate housing in the city is a leading cause 

of homelessness. According to the University of Saskatchewan’s Community University Institute for Social 

Research (CUISR) previous point-in-time homelessness counts, there was over a 40% growth rate in the 

overall homeless population in Saskatoon between 2008 and 2015. Since 2012, the homeless population 

has continued to grow at a rate of 18%. Although the count is not an accurate depiction of the city’s entire 

homeless population, research on the current state of Saskatoon’s economic and socio-economic drivers 

support the statement that the homeless population is growing. Those at risk of becoming homeless in 

Saskatoon include families on social assistance, low income families, seniors, at risk youth, and low income 

individuals in the workforce (the working poor).  

According to the CMHC, the group most likely to live in core housing need in 2011 was households whose 

primary maintainer was 15-29 years of agei. Core housing need occurs when housing does not meet one 

or more of the adequacy, suitability or affordability standards and one would have to spend 30 per cent 

or more of their before-tax income to pay the median rent of alternative local market housing that meets 

all three standardsii. Since 2001, the incidence of core housing need for the youngest group, many of 

whom are renters and of low income has decreased but still remains the group with the greatest need.  

It is becoming increasingly common for youth to come out as lesbian, gay, bisexual, transgender or queer.  

A study conducted by Dr. Gary Remafadi found that 50% of gay males receive a negative reaction from 

their parents when they come outiii. Furthermore, 26% of youth who come out to their parents are forced 

to leave their homeiv. Human Resources Development Canada estimates 25-40% of homeless youth in 

Canadian cities are LGBTQ, similar to the findings in the USA (20-40%)v. LGBTQ youth who are forced out 

of their homes due to homophobic and transphobic actions from their families and society face challenges 

including increased depression, anxiety, mental health issues, high rates of suicide, addictions, and health 

problems rooted from higher rates of survival sexvi.  
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Research shows that LGBTQ people of all ages experience higher rates of job insecurity due to 

discrimination, higher rates of mental health problems due to the effects of questioning one’s selfhood 

and identity, and difficulties attaining secure housing due to the convergence of all of these factors, than 

the heterosexual/cisgender population. Until society as a whole does not discriminate based on gender 

identity and sexuality, there will be a need for safe and affordable housing for this group. Based on 

Saskatoon’s high rates of homelessness across the board, LGBTQ youth homelessness is a largely 

underserved component of that problem, particularly for queer Indigenous and Two Spirit youth. This will 

be a problem until initiatives are put in place to provide stable and affordable housing. 

OUTSaskatoon, a community-based organization serving Lesbian, Gay, Bisexual, Transsexual and Queer 

(LGBTQ) people in Saskatoon and surrounding areas for 25 years, has identified the urgent need to address 

the lack of appropriate and affordable housing in the city. At-risk youth are one of many groups that 

struggle to find affordable and appropriate housing in Saskatoon, and even more so when they are 

discriminated against due to their gender identity. LGBTQ youth experience extreme hardship and 

discrimination, primarily in areas where homophobia and transphobia intersect with poverty, social 

exclusion, and job insecurity. These social determinants of health often result in high rates of mental 

health problems, addictions, and homelessness within LGBTQ individuals.  

OUTSaskatoon regularly works with approximately 150 LGBTQ youth between the ages of 12 and 24 

through an after-school drop-in program called Rainbow Coffee. In conversations with those that attend 

weekly programming, more than 75 (40%) have directly experienced housing insecurity or are living at 

another relative’s home, rather than with their parent(s) due to their gender identity and/or sexuality. 

This anecdotal evidence and disclosures of the youth themselves places an estimate of 48 youth who are 

currently in need of safe, affordable, and secure housing.  

 

Although there are youth housing facilities in the city, there are few vacancies overall. Furthermore, all 

homes OUTSaskatoon spoke to identified that they were not able to fully respond to the needs of LGBTQ 

youth. There are a number of housing organizations that are unwelcoming to LGBTQ people, or do not 

recognize the need for LGBTQ-specific knowledge, care, and policies. Many LGBTQ youth are turned away 

from these organizations, while others are mis-gendered and placed in unsafe rooms or living situations. 

 
OUTSaskatoon is governed by an invested and experienced board of directors, fully in support of the 

organization’s “Coming Home” LGBTQ Youth Housing Project. The project consists of acquiring a 

residential home with at least 6 units in a suitable location for the target population’s needs. The units 

will be rented out to LGBTQ youth who are discriminated against in their current living arrangements 

and have no permanent address. The units will be affordable, and will include a room for one live-in 

mentor. The housing project aims to provide at-risk individuals with an affordable safe space to live, as 

well as support services needed to address the high rates of addictions and mental health problems 

experienced by this population.  
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Introduction 

Project Overview  
OutSaskatoon engaged the Saskatoon Housing Initiatives Partnership to prepare a Housing Needs 

Assessment for LGBTQ youth in the city of Saskatoon. The study was conducted between February and 

July 2016. 

 

 

Figure 1.0 - City of Saskatoon Boundaries and Neighbourhoods 
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What is a Housing Needs Assessment? 
An Affordable Housing Needs Assessment identifies the current and emerging housing needs of a 

community, examines housing gaps and issues, and provides a roadmap to plan for housing in the 

future.  The assessment is an evaluation of the housing supply and needs against the Housing 

Continuum in order to identify the gaps.  

The housing continuum is a visual concept that illustrates both market and non-market housing. Non-

market housing refers to housing below market rents or prices, and includes emergency shelters, 

various forms of supportive housing, rent-geared-to-income (RGI) rentals, and housing co-operatives. 

Moving across the continuum to the right is market rental housing and home ownership. Non-market 

housing often requires the most public funding. 

 

 

Across Canada the mix of market and non-market housing varies.  Every community has a unique socio-

economic make up, and community-specific needs. However, residents should have the opportunity to 

move across the housing continuum, and find housing that is safe, secure, affordable and appropriate 

and to their needs and circumstances. 

 

 

 

 

 

Figure 1.1 - The Housing Continuum 
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Community Profile 

Economic Profile  
The local economy has a significant impact on housing need and demand.  Saskatchewan’s considerable 

natural resource wealth and recent expansions in various sectors have influenced on the growth of the 

Saskatoon economy.  In the province, thousands of new jobs have been added to the labor force due to 

the significant business and entrepreneurial opportunities arisen over the last decade.  Growth in these 

sectors has spurred growth in the construction and real estate sector.  

Population trends speak to the 

extent that the provincial and 

regional economies have aligned 

in recent years. Industries that 

dominate the local Saskatoon 

economy contribute most to the 

provincial growth. This is largely 

the result of a diversified 

provincial economy, and a 

greater emphasis placed on non-

agricultural industries such as 

mining, metal and food 

manufacturing, and energy 

resources.  According to the 

Conference Board of Canada, 

Saskatoon has one of the most 

diversified economies among Canadian cities, which creates more stability in the local economy with less 

reliance on a single sector for growth. 

Additionally, Saskatoon has become the preferred city to locate corporate head offices within 

Saskatchewan due to its central location within the province, proximity to other major trading centres, 

access to transport routes, relatively competitive tax structure, and its wealth of skilled-labour.  For 

example, although potash is the only commodity mined in the Saskatoon region (there are seven mines 

located within the region), companies involved in the mining and exploration of other commodities such 

as uranium, diamonds, and rare earth minerals outside the Saskatoon region, such as Cameco, AREVA 

Resources Inc., and Great Western Minerals Group Ltd. have chosen to locate their head offices in 

Saskatoon.  Two examples of recent head office locations to Saskatoon include two international mining 

companies that expanded into potash, BHP Billiton of Australia and K&S Mining of Germany. 

An additional benefit for companies and firms located in the Saskatoon region is the research and 

knowledge infrastructure hub at the University of Saskatchewan.  Anchored by the Canadian Light Source 

Synchrotron, many companies have engaged in cutting edge research in the fields of agriculture, 

biotechnology, and minerals processing. Much of the research performed at the University of 

Figure 2.0 - Saskatoon Economy: GDP by Industry (% Share) 
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Saskatchewan has led to further economic opportunities for the region (particularly in the areas of 

agriculture bio-technology, natural food products and food processing).vii 

In Saskatoon, economic growth has led to population growth, thereby increasing the demand for housing. 

Combined with the needs of an ageing population and increased demand as an educational centre in 

Saskatchewan, an examination of economic, labour force, and demographic trends in the following 

sections will help to determine what type of housing would be most appropriate to cater current and 

future needs of the residents in Saskatoon.  In order for the region to thrive, it is necessary for there to be 

an adequate supply of housing to ensure that the growing population has home ownership and rental 

options that are affordable. 

Gross Domestic Product (GDP) Growth 

Economic performance in Saskatoon region consistently ranks among the top compared to other regions 

in Canada. Total economic growth has continued to outpace most Census Metropolis Areas (CMAs) across 

the nation, growing by 2.1%; an increase of $0.4 Billion over last year.   

The growth can be 

attributed to an economy 

firing on all cylinders.  

Spurred by significant 

investment in the potash 

industry, increased exports 

from the region have 

impacted growth in the 

agricultural, manufacturing 

and transportation sectors. 

As the region attracts new 

migrants, there has been 

significant growth in the 

Construction and 

Finance/Real Estate sectors. 

New homes require 

furnishings, which has also driven growth in the Retail and Warehousing sectors as well.  The rapid growth 

of every sector of the Saskatoon economy is shown in Figure 2.2. 

The Saskatoon Region economy is expected to grow at a consistent rate in the range of 2-3% for the next 

five years, expanding by approximately $2 Billion by 2020.  Continued expansion in the mining industry as 

well as a strong construction sector will contribute to ongoing growth.   

Figure 2.1 - GDP Growth and Forecast- Saskatoon CMA (2011 – 2020) 

Source:  Conference Board of Canada 
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As seen in Table 1.0, Saskatchewan had an average of 5.0 percent growth for GDP in 2013. Although 2014 

and 2015 had lower GDP growth rates, according to leading financial institutes, the growth rate would 

rebound to an average rate of 1.8% in 2016; a 2.2% increase from 2015.  

As reported by Royal Bank of Canada, growth in Saskatchewan is expected to rebound in 2016 after the 

province’s energy sector reacted drastically to lower oil prices in 2015; however, the rebound in the 

agriculture sector will help to increase the growth rate in the upcoming yearviii.  A 1.8% growth is expected 

in 2016, assuming to return to average crop yield. While agricultural production fell by 10.1% in 2015, the 

industry is expected to recover by a growth of 10.4% in 2016, thanks to higher seeded areaix.  Production 

of potash was estimated to rise by 10% in 2015, up from a 6% increase in 2014x. However, the weakening 

of potash prices reduces prospects for growth to occur within this sector in 2016 and 2017xi. 

Due to mine shut downs overseas as a 

result of flooding, there is a limited global 

potash supply.  Hence, the growing world 

economy will demand more potash 

production from Saskatchewan in 2015 

and 2016xii.  Expansion of the industry in 

Saskatchewan is predicted to require an 

additional 18,000 workers over the next 9 

years, including 4,000 trades-people and over 500 engineers. xiii 

 

Forecasts from major financial institutions also anticipate that, due to improving trends in the provincial 

labor market as well as robust in-migration, housing starts increase in 2016. Housing starts totaled 8,257 

Table 1.0 - Saskatchewan GDP Growth 
 

2013 2014 2015 2016(f) 

Royal Bank 5.0 1.4 -0.6 2.5 

Bank of Montreal 5.0 1.4 -0.1 1.7 

TD Canada Trust 5.0 1.5 -0.9 1.8 

CIBC 5.0 1.4 -0.1 1.1 

Average 5.0 1.4 -0.4 1.8 
Source: Government of Saskatchewan Monthly Indicators Report 

Figure 2.2 - GDP Growth by Sector – Saskatoon CMA 
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units in the province in 2014, but declined to 5,000 units due to the weakened growth rate in 2015xiv. 

However, it is assumed that the expected housing starts in Saskatchewan to be steady totaling 6,000 units 

in 2016 and 6,500 in 2017.xv 

Labor Force Demand 

According to CMHC and 

the Conference Board 

of Canada, Saskatoon 

recorded an average 

employment growth of 

3.0% in 2014. This is 

slower than in previous 

years, and it is due to a 

reduction   in housing 

starts. The lack of 

growth in 2015 is 

largely due to the 

weakened energy 

sector, and is expected 

to rise to 1.6% and 2.2% 

in 2016 and 2017 

respectively. However, 

continued capital 

spending on infrastructure and resource expansion will fuel growth in the years to come. Despite this 

slower employment expansion, the unemployment rate is expected to decrease from 5.8% to 5.4% 

between 2016 and 2020xvi.  

In 2012, Saskatoon was one of only three major Canadian cities to return to a level of unemployment that 

was only seen prior to the recession.xvii According to Statistics Canada, Saskatoon and Saskatchewan have 

some of the lowest unemployment rates in comparison to the rest of the country. As of 2015, 

Saskatchewan has recorded 5.5% unemployment rate, which is well below national averagexviii. This 

made the region an attractive location for those in search of work, as well as housing. 

Saskatchewan reported the highest employment growth in Western Canada in 2013. As reported by 

CMHC, a total of 7,000 jobs were created in Saskatoon by end of August 2014, compared to 10,600 in the 

corresponding period 2013. A majority of job gains for the coming years will be in industries related to 

Saskatchewan’s exports sectors, industrial and residential construction investment, and the retail service 

sector. Employment growth in Saskatoon is given in Figure 2.3.   

Source:  Conference Board of Canada 

Figure 2.3 - Employment Growth - Saskatoon CMA (2011 – 2020) 
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Population Growth 
The burgeoning Saskatchewan economy has impacted Saskatoon significantly over the past five years.  

Job growth and greater private investment increased the demand for labour, and has attracted young 

families, new immigrants, and working professionals to the city, contributing to annual population 

increases.  According to the 2011 national census, the City of Saskatoon had grown 9.7 percent from 2006, 

recording a population of 222,035 residents,xix or 1.9 percent annual population growth. 

The Saskatoon Census 

Metropolis Area (CMA) 

includes the 

surrounding areas of 

Saskatoon.  This region 

has experienced an 

unprecedented rate of 

growth in recent years 

(Figure 2.4). In 2012, 

the Saskatoon CMA has 

recorded the strongest 

growth of any other 

CMA in Canada, with 

the Regina CMA and 

Calgary CMA had the 

second and third 

largest population 

increase in Canada 

respectively.  Population growth has put significant pressure on the housing market.  Demand has 

outstripped supply, driving rents and ownership prices up significantly. 

Projected Population Growth 

As of October 2014, Saskatchewan’s annual population growth rate was the third highest of all provinces 

and territories, trailing behind Alberta and Nunavutxx.  The correlation between provincial population 

growth and population gains in Saskatoon is well established, and has proven to be particularly strong 

since 2003. Dipping to 1,007,753 residents in 2003 (the lowest in nearly 20 years), Saskatchewan’s 

population has grown by an average rate of 0.47 percent per year (excluding 2010 growth figures). 

Between 2003 and 2010, Saskatoon grew by an average rate of 1.2 percent per annum, recording a 

population decrease only in 2006 (coinciding with a provincial population decrease). According to the 

Saskatchewan Bureau of Statistics, as of October 2015, Saskatchewan’s total population was estimated at 

1,138,879. This is an increase of 8,980 persons since Oct, 2014.  

Natural increases (births) and interprovincial and international migration are factors that affect 

population growth. Recently, international migration has been the greatest contributing factor for 

population change in Saskatchewan. The Saskatchewan Labour Market Commission has suggested that in 

Source:  Conference Board of Canada 

Figure 2.4 - Population Growth (2006 – 2016) – Saskatoon CMA 
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a planning perspective, it is prudent to plan for labour demand to grow by 10,000 people per yearxxi, noting 

that the province will require an additional 120,000 workers by 2020.  

 

More recent projections and estimates by the City of Saskatoon have indicated that as of July 2015, 

Saskatoon had reached a population of 262,263. As shown in Figure 2.5, by materializing high and 

medium growth projections, the City of Saskatoon predicts a 3% growth rate will increase the population 

to 286,770 in Saskatoon by 2018. Continued population growth will create demand in various 

demographic groups, and will put a strain on the housing market in Saskatoon.  

Source: Statistic Canada and City of Saskatoon Population Estimates, July 2014.  

Figure 2.5 - City of Saskatoon populations Growth, Projection: 2002-2018(f) 

Figure 2.6 - City of Saskatoon population projections: 2%, 2.5% and 3% growth scenarios 

Source: City of Saskatoon 
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Demographic Trends 

Youth and Young Adults 

Over the next 20 years, Saskatoon’s youth population will see a steady rise. According to the City of 

Saskatoon population projection data, youth between the ages of 15 and 19 will make up over 5% of the 

total population by 2017 (Table 1.1). Furthermore, data from the 2011 Census reveals that almost 16% of 

the population were youth between the ages 15 and 24xxii. Overall, this made up the largest proportion of 

Saskatoon’s population. 

 

As with other demographics, the youth population in Saskatoon will continue to increase, and it will see 

one of the most significant increases. Based on the projections made by the City of Saskatoon (Figure 2.6), 

whether they are low or high projections, the labour force made up of people between the ages of 20 

years and 44 years will see an increase.xxiii 

Students and People New to the Workforce  

Youth are generally a majority of the student population in Saskatoon.  This demographic group does not 

have proper access to affordable housing. There are approximately 28,000 post-secondary students in 

Saskatoon. Of those, around 20,000 attended the University of Saskatchewan in the fall of 2015.xxiv Only 

10 per cent of University of Saskatchewan students have access to on-campus accommodations, the 

remaining students have no on-campus housing options. In addition, the University of Saskatchewan 

enrolment has increased by 11.3 per cent since 2008.xxv  

With student loans providing a meager stipend for students, there are few options but to live close to the 

poverty line while attending post-secondary schooling.   

Table 1.1 - City of Saskatoon Medium Growth Population Breakdown 

Age Group  2012 2017 2022 2027 2032 
Preschool 15,099 15,717 19,023 19,994 24,198 
Elementary School (5 to 14) 26,387 30,033 31,716 36,525 40,152 
High School (15 to 19) 14,666 13,831 15,378 17,122 17,873 
Labor force (20 to 44) 88,961 108,214 125,085 143,737 161,129 
Labor force (45 to 64) 60,257 65,308 67,579 69,457 75,568 
Seniors (65+) 29,835 36,449 46,386 59,053 68,822 
Total Population 235,205 269,552 305,167 345,888 387,742 
Median Age 36.19 35.78 35.81 36.12 37.08 
Dependency Ratio 58 55 58 62 64 
Labor Replacement Ratio 95 92 99 115 121 

Source: City of Saskatoon & Saskatoon Census Metropolitan Area Population Projection 2012-2032 



OUTSaskatoon | Need & Demand for Affordable Rental Housing in Saskatoon - 2016 15 

 

Homeless Population  

On June 22, 2015, CUISR conducted a Point-in-

Time count (PIT count) to identify and examine 

the size and composition of chronically and 

episodically homeless population in Saskatoon. 

The enumeration revealed that out of the 710 

people surveyed, 350 adults, 55 youth and 45 

children were living without permanent shelter. 

To gain a better understanding of the 

significance of these numbers, one can compare 

the count results to the previous PIT counts in 

2008 and 2012 (Figure 2.7). According to CUISR, 

there was over a 40% growth rate in the overall 

homeless population in Saskatoon between 

2008 and 2012. Since 2012, the homeless 

population has continued to grow at a rate of 18%.  

Most people who identified as homeless were between the ages of 26 and 49 (45%). Where there was a 

reduction in child homelessness between 2008 and 2012, there was a significant increase between 2012 

and 2015. In 2015, 10% of those without permanent shelter were children, an increase of 300% since 2012 

(Figure 2.7). Almost half of the survey respondents identified as Aboriginal (45%), and the remaining 

respondents were from a variety of other ethnic origins. In terms of gender, the vast majority were male 

(62%), 27% were female and approximately 1% identified as LGBTQ.   

The Point-in-Time count is also a tool to explore the consistency of homelessness that individuals 

experience. In 2015, over 47% of respondents were chronically homeless, 47% have not had a permanent 

address for over 6 months, and at least 37% have experienced homelessness over six times. It is clear that 

more attention needs to be focused on alleviating the most common cause for homelessness, a lack of 

affordable and appropriate housing. Due to certain limitations including difficulties associated with 

locating this particular population, results from point-in-time counts are not an accurate depiction of the 

true number of homeless people living in any given city. However, the increasing price of rentals in the 

city contributes to the notion that more and more people are unable to attain permanent shelter which, 

in turn, supports the data that homelessness in Saskatoon is becoming increasingly problematic. 

The number of individuals seeking emergency shelter and affordable housing in the province is without a 

doubt, increasing. Data from Saskatoon’s Homeless Individuals and Families Information System (HIFIS) 

reveals that in 2014, there were 1,358 unique individuals who used an emergency homeless shelter, and 

that number had risen to 1,958 in 2015. Aboriginal emergency shelter users accounted for 50% of the user 

population in 2014, and roughly 55% of the user population in 2015. Table 1.2 on the following page lists 

all the shelters and transitional homes in Saskatoon, along with their capacity.  

 

Figure 2.7 - Saskatoon PIT Count Results, 2008-2015 
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Table 1.2 – Saskatoon’s Emergency Shelters and Transitional Housing Supply 

Facility Agency Description of Services Classification Bed Capacity 

Infinity House CUMFI Supportive housing and outreach services for single 
aboriginal mothers with children who are 
experiencing social and economic challenges. 

Emergency 
Shelter (E) and 

Transitional 
Housing (T) 

4 (E) 
10 (T) 

Men’s 
Emergency 
Shelter 

Lighthouse 
Supported 
Living Inc. 

Short term and emergency room and board for men 
16 years or older, with little or no resources 

Emergency 
Shelter 

17 

Women’s 
Emergency 
Shelter 

Lighthouse 
Supported 
Living Inc. 

Emergency shelter for women who have nowhere to 
call home or their living situation is such that it is 
safer for them to be in a shelter. 

Emergency 
Shelter 

20 

Low Barrier 
Shelter (Men) 

Lighthouse 
Supported 
Living Inc. 

Stabilization unit Emergency 
Shelter 

30 

Low Barrier 
Shelter 
(Women) 

Lighthouse 
Supported 
Living Inc. 

Stabilization unit Emergency 
Shelter 

8 

Supportive 
Living 

Lighthouse 
Supported 
Living Inc. 

Suites designed for residents that can live 
independently, but require some assistance. 

Transitional 
Housing 

55 

Complex 
Needs 
Programming 

Lighthouse 
Supported 
Living Inc. 

Long term mental health rooms that provide a 
higher degree of independence for residents. 

Transitional 
Housing 

17 

Mumford 
House 

Salvation 
Army 

Shelter for women and their children who need a 
safe place to call home while they look for safe and 
sustainable longer term housing. Maximum stay: 30 
days 

Emergency 
Shelter 

36 

Mental Health 
Room 

Salvation 
Army 

Private room for men who are struggling with 
homelessness and mental health issues. 

Emergency 
Shelter 

1 

Youth Room Salvation 
Army 

One bed for a male youth 16-17 years old who finds 
himself in a dangerous situation or on the streets. 

Emergency 
Shelter 

1 

Men’s Hostel Salvation 
Army 

Safe place for men to sleep, store their belongings 
and call home while they are passing through 
Saskatoon or until they find more permanent 
accommodations. $50 for one night, $100 per week, 
or funding through the Ministry of Social Services.  

Emergency 
Shelter 

35 

Transitional 
Housing 

Salvation 
Army 

These rooms give an affordable, safe place for men 
to live while they find more permanent 
accommodations. 

Transitional 
Housing 

12 

Crisis Shelter YWCA Short-term emergency shelter for all women and 
children who are in need of a safe place to stay for 
up to 30 days. 

Emergency 
Shelter 

34 

Margaret’s 
Place 

YWCA Helps young women aged 16-21 get out of the 
situation they are in and put them on the path to 
living an independent and full life. 

Transitional 
Housing 

4 

Turning Points YWCA transitional housing program offering a safe, 
affordable, supportive environment for women who 
are ready and willing to change their lives for up to 
one year. 

Transitional 
Housing 

14 

Group Home 
Program 

Saskatoon 
Housing 
Coalition 

Therapeutic co-ed group home with 24-hour support 
and counseling available for up to five residents. It 
involves a structured daily program designed to 
teach and/or enhance life skills. 

Transitional 
Housing 

5 
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Aboriginal Population  

According to the 2011 National 

household survey, Saskatchewan’s 

population of self-identified 

aboriginals accounted for 15.6% of 

the total populationxxvi. Saskatoon 

has the third highest percentage of 

Aboriginal residents compared to 

the rest of major Canadian cities 

(Figure 2.8).  This group is young and 

growing faster than the total 

population due to higher-than-

average birth rates (about 1.5 times 

the national average), as well as an 

increasing number of people 

identifying themselves as 

Aboriginal.xxvii Statistics Canada 

projects that, by 2031, between 21 

and 24 percent of Saskatchewan’s 

population will be identified as Aboriginal.xxviii Along with Manitoba, it will have the largest Aboriginal 

population in Canada.xxix  

Immigration & Inter-Provincial Migration 

International migration has 

played a significant role in the 

growth of Saskatchewan cities 

since 2005, and is expected to 

comprise a large proportion of 

future provincial growth. For 

example, in the second quarter of 

2015, Saskatchewan gained 2,903 

immigrantsxxx. In the third quarter 

of 2015, 4,075 new immigrants 

have arrived in Saskatchewanxxxi. 

Furthermore, since 2007, the 

amount of landing provincial 

nominees who came to 

Saskatchewan through the 

Saskatchewan Immigrant 

Nominee Program (SINP) has 

increased by an astounding 345 

percent, while federally there was an increase of only 49 percent during the same time.xxxii To provide 

Source:  Statistics Canada 

Figure 2.8 - Canadian Urban Aboriginal Population, 2011  
(% of total population) 
 

Figure 2.9 - Net migration to the Saskatoon CMA 2008 -2015 

 

Source:  Conference Board of Canada 
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more perspective of the program’s success, the greatest contributing factor to population growth in 

Saskatchewan in 2013 was due to immigration, and SINP accounts for 78 per cent of that growth.xxxiii   

In 2010, Saskatoon’s international migration gain totalled nearly 3,000. For the sake of comparison, that 

was higher than the international migration gains of CMAs that were much more populous than 

Saskatoon, such as Victoria or Québec City. xxxiv Saskatoon’s thriving economic performance is expected to 

encourage continued in-migration. While a slowing of net interprovincial migration occurred in 2015, both 

interprovincial and international migration to Saskatchewan will continue to increase in the following 

years, while interprovincial migration will decrease (Figure 2.9). As a result, the region continues to 

experience sustained population growth.  

If Canadians choose to move to Saskatchewan’s neighboring provinces, immigration may be relied upon 

more heavily to fill vacancies in the job market to support continued economic growth in Saskatchewan, 

particularly in the province’s urban centers. Saskatoon is no exception.  The Saskatchewan government 

had set a target of nominating 5,550 new immigrants for 2015, a 16 percent increase over 2014.xxxv 

According to Citizenship and Immigration Canada, in 2009, every principal applicant came to 

Saskatchewan has accompanied 2.3 dependents (including spouse)xxxvi.  This will have an impact on the 

amount and type of housing needed in Saskatoon. 

Lone-Parent Families 

Lone-parent families are a rising 

demographic in the Saskatoon 

CMA. According to the 2011 

National Household Survey, 

11,430 households in Saskatoon 

CMA consisted of lone-parent 

familiesxxxvii. Figure 2.10 displays 

the distribution of family types in 

Saskatoon. Out of the three 

family structures, the most 

common (71.4%) were married-

couple families, 16.3% were 

made up of lone-parent families, 

and 12.2% were common-law-

couple families. As well, the 

median after-tax income for 

lone-parent households in 2011 

was $42,409, compared to 

$89,913 for couple-family 

households in Saskatoon. Given the significantly lower incomes attained by this demographic, lone-parent 

families will greatly benefit from an increase in the supply of affordable housing.  

Figure 2.10 - Distribution of census families by family structure in 
Saskatoon CMA, 2011 

Source:  Statistics Canada 
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Incomes 
According to the 2011 National Household Survey, the median after tax income of economic familiesxxxviii 

in Saskatoon was $72,678, while the median income for lone parent families was $42,409. The median 

after tax income for the persons not in economic familiesxxxix (persons living alone or with non-relatives 

only) was $28,035xl.  

In the 2011 National Household Survey, 

low income measure based on after-tax 

income measure (LIM-AT) has been 

used to classify persons by income 

status. This income threshold is based 

on half the Canadian median after-tax 

income, adjusted to account for 

household size. Households with 

income below this threshold were 

considered to be low-income. Based on 

after-tax income, the portion of the 

population in low income status in Saskatoon was 14%.  After ten years of straight decline, the number of 

low-income households in Saskatoon started to rise. Consequently, an increasing number of people are 

living in poverty and hence, facing difficulties in meeting their housing need. 

As shown in Figure 3.1, persons under 18 years of age in Saskatoon showed high rates of low income 

status. A particularly disturbing statistic is that 21.6% of children below six years of age are living in a low-

income household. In other words, more than one in every five children below age of six is living in 

poverty in Saskatoon. In Saskatchewan, the median hourly wage for youth aged 15-24 in 2016 was 

approximately $14.95, roughly 11% lower than the living wage (Table 2.1). Many youth in Saskatchewan 

are receiving a wage below the median rate, an insufficient amount to support themselves comfortably.  

  

Table 2.0 - Median after-tax income in 2010 

Economic family structure & sex 

Saskatoon 

Number 
Median after-
tax income ($) 

All economic families 59,035 72,678 

Couple families 47,770 79,572 

Lone-parent families 8,965 42,409 

Other economic families 2,300 49,550 

Persons not in economic families 41,950 28,035 

    Males 20,250 30,910 

    Females 21,705 26,057 
Source: Statistic Canada, National Household Survey, 2011.  

Source: Statistic Canada  

Figure 3.1 - Low-income situation in Saskatoon families 

Source: Statistics Canada, Census 1996-2006; National Household Survey 2011 

Figure 3.0 - Low-income Situations in Saskatoon 
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Living Wage 

The calculated living wage for an individual working a minimum of 35 hours a week in Saskatoon is 

$16.77. The living wage is necessary for an individual to support themselves and their families with 

confidence, while maintaining a healthy and productive lifestylexli. A family of four with two earners and 

two children is the most common benchmark for living wage calculationsxlii. 

Table 2.1 - Recommended costs for shelter for minimum wage and living wage earners versus the average cost 
of rent in Saskatoon - 2015 

 

Hourly 
Earnings 

Estimated 
Annual 

Earnings* 

Recommended 
monthly shelter 

expenses 
(30% of income) 

Average rent 
for a 

bachelor 
Suite 

Average rent 
for a 1-

bedroom 
apartment  

Average rent 
for a 2-

bedroom 
apartment 

Saskatchewan 
Minimum Wage 

$10.50 $19,110 $478 

$686 $895 $1,087 
Saskatoon Living 
Wage 

$16.77 $30,521 $763 

* annual earnings calculated from hourly rate, 35 hours per week, 52 weeks per year.  

 
Table 2.2 represents the necessary costs that a lone-

parent family (one adult and one child) must spend in 

order to maintain a healthy, balanced lifestyle in 

Saskatoon. The budget is derived from the same 

methodology as the living wage calculations for a family 

of four with two earnersxliii. A single parent is required 

to earn $21.25 an hour, 35 hours a week, in order to 

support themselves and their child in the city.  

To live comfortably in a 2-bedroom apartment, lone-

parent families earning minimum wage in Saskatoon 

are required to spend over 70% of their income on 

shelter. Due to the significantly higher than 

recommended expenses for shelter, those who fall in 

this category are most likely living in overcrowded and 

unsuitable conditions. 

The current minimum wage in Saskatchewan is $10.50; 

37% lower than the living wage. Table 2.3 shows the 

monthly budget for a single adult earning minimum 

wage in Saskatoon. To afford an average bachelor suite 

in the city, a full-time employee earning minimum wage 

is required to allot 43% of their income towards rent. 

This is 13% higher than the recommended 30% of one’s 

income.  

Expense  Cost 

Food $413 

Clothing $92 

Shelter $1087 

Transportation $420 

Contingency Fund $98 

Child Care $537 

Health Care $76 

Advanced Education $100 

Other $400 

Total Monthly Expenses $3223 

Expense  Cost 

Food $252 

Clothing $46 

Shelter $686 

Transportation $250 

Contingency Fund $61 

Health Care $39 

Advanced Education $100 

Other $300 

Total Monthly Expenses $1734 

Table 2.2 - Monthly budget for a lone-parent 

family earning living wage in Saskatoon 

Table 2.3 - Monthly budget for a single adult 

earning minimum wage in Saskatoon 
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Individuals living in a bachelor suite must earn at least $11.43 an hour and work 35 hours a week to be 

able to live comfortably and maintain a standard quality of life in Saskatoon.  

Table 2.3 is solely based on the monthly minimal cost for living and does not take account the cost of 

tuition into account, which is a common expense for independent young adults in society today. A part-

time student enrolled at the University of Saskatchewan will spend approximately $3,500 on tuition and 

student fees a year. If an independent part-time student is working a full-time job, they must be earning 

at least $12.69 an hour to avoid future debt.  

It is evident that both the current living wage and minimum wage are not sufficient to support an 

individual or a family in Saskatoon’s economy.  

Table 2.4 - Shelter and living allowances for individuals receiving financial assistance in Saskatoon  

Program 

Board 
and Room 
Allowance 

Personal Living Allowance 
(where room and food are 

provided) 

Shelter 
Allowance 

General Living Allowance (shelter, 
food, clothing, transportation, 

household needs) 

SAP $330 $255 $200 - 

TEA $330 $115 - $583 
Source: Government of Saskatchewan, Financial Help for Unemployed or Lower-Income People and Families 

 

Families and individuals who are eligible for financial assistance in Saskatoon may apply for the 

Saskatchewan Assistance Program (SAP) or Transitional Employment Allowance (TEA). SAP is available to 

those who are unable to meet their basic living costs due to a disability, illness, low income, or 

unemployment. The TEA is designed for individuals who are ready to seek employment but are currently 

unemployed and require financial support. SAP and TEA offer eligible individuals an allowance of $330 for 

Board and Room, on top of an additional personal allowance of $255 (SAP) and $115 (TEA) (Table 2.4). 

SAP offers a shelter allowance of $200, and TEA offers a $583 general living allowance for shelter and 

other basic needs. Although these programs are beneficial for an individual with low or no income, the 

allowance offered is still significantly lower than what is required to maintain a healthy, stable lifestyle.  
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Housing  
Not unlike other major centers undergoing economic and population growth, Saskatoon’s housing market 

has not produced a balanced supply of housing stock that meets the various needs of the population.  Job 

growth continues to attract new individuals and families to Saskatoon, which in turn is creating increased 

demand for housing. While Saskatoon developers 

continue to build new ownership housing at an 

above average pace due to this increased demand, 

the addition of rental, and especially affordable 

rental units, have failed to keep up.   

Household size and composition 

As reported by Statistics Canada, 104,237 

private dwellings were occupied by usual 

residents in Saskatoon in 2011.xliv This is a 

9.4% increase from 2006. Of these 

households, 26.5% were comprised of 

couples with children aged 24 and under 

at home.  

Lone-parent households make up nearly 

10% of all households in Saskatoon.  

Considering the decrease in housing 

affordability and the fact that the recommended proportion of one’s income that should be spent on 

shelter and heat is 30%, supporting children with one income can be very challenging in Saskatoon. SHIP 

estimates that a wage of approximately $17 per hour is the minimum necessary wage to rent an adequate 

home for a lone-parent family. 

Interestingly, there were 1,480 multi-family households in Saskatoon in 2011.  This can be attributed to 

families having to double up to be able to afford a place to live. Overcrowding is an issue in Saskatoon 

that needs to be addressed, as the conditions that people live in ultimately determine their health. 

Housing Tenures 

According to Statistics Canada, a majority of private households (60.8%) lived in single-detached houses 

in Saskatoon, and nearly 5% lived in apartments buildings that have five or more storeys in 2011.  Over 

the past five years, the level of home ownership has increased; most of the single detached dwellings 

were owner occupied (91%) in 2011.  In contrast, over 70% of apartment buildings are occupied by renters. 

It is obvious that the number of single detached houses has increased in Saskatoon, while the number of 

other types of dwellings, especially buildings occupied by renters has increased at a slower pace.  Only 

over the past two years have rental rates been sufficiently high enough to entice developers to construct 

new rental units. However, most are designed with conversion to condominiums in mind.  

 

Table 3.0 - Tenure Types in Saskatoon  

Type Number Percentage 

Owner 60,255 66.3% 

Renter 30,685 33.7% 

Total households 90,935 100% 
Source: Statistic Canada, National Household Survey, 2011. 

Table 3.1 - Type of private households 

Household Type  Number % 

Total - Private households 104,240 100 

Couple-family households with children 
aged 24 and under at home 

27,610 26.5 

Couple-family households without 
children aged 24 and under 

29,105 27.9 

Lone-parent family households 10,240 9.8 

One-person households 28,620 27.5 

Multifamily households 1,480 1.4 

Other households 7,180 6.9 
Source: Statistic Canada, National Household Survey, 2011. 



OUTSaskatoon | Need & Demand for Affordable Rental Housing in Saskatoon - 2016 23 

 

 
As shown above in Table 3.2, between 2006 and 2011, the number of single detached houses increased 

by 6,535, of which 90% were occupied by owners. In contrast, the number of dwellings in apartment 

buildings that have five 

or more storeys and 

that were occupied by 

renters has increased 

by only twenty in the 

same period. Between 

2006 and 2011, the 

number of dwellings 

occupied by renters in 

apartment buildings 

that have fewer than 

five storeys has 

dropped by 230.  

It is interesting to note 

that, between 2001 and 

2011, the number of 

dwellings occupied by 

owners in apartment 

buildings has increased. 

This change can be partially due to conversion of apartment units into condominiums in the same period. 

This, however, has had a detrimental effect on the rental market in Saskatoon, as rental prices have more 

than doubled, and the stock of new rentals have not kept up to pace with this conversion.  

 

Table 3.2 - Occupied Housing Stock by Structure Type and Tenure, Saskatoon, 2006, 2011 (dwelling units) 
 

2006 2011 

  Owned  Rented Total Owned  Rented Total 

Total 63,680 31,550 95,275 72,105 32,080 104,285 

Single-detached house 52,000 4,870 56,910 57,870 5,480 63,445 

Semi-detached house 1,355 2,370 3,725 1,755 2,480 4,230 

Row house 2,640 2,015 4,660 3,030 2,095 5,125 

Apartment detached duplex 1,535 2,535 4,070 1,695 2,485 4,175 

Apartment building that  has five or 
more story 

910 3,895 4,805 1,125 3,915 5,040 

Apartment building that has fewer  
than five stories 

4,740 15,585 20,335 5,875 15,355 21,230 

Other single-attached house 35 55 95 70 40 105 

Movable dwelling 455 215 675 690 230 930 

Source: Statistic Canada, National Household Survey, 2011. 

Figure 4.0 - Saskatoon Occupied Housing Stock by Structure Type 

Source: Statistic Canada  
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Condition of the Housing Stock 

Between 1991 and 2011, construction of single detached houses showed an increasing trend, while 

construction of apartment buildings has declined since 1990.  As shown below, construction in Saskatoon 

has peaked between 1960 and 1990. As presented in the same figure, rental units were constructed in a 

slower space after 1990. Most of the rental dwellings (80%) were constructed before 1990.  

As stated in City of Saskatoon housing business plan 2013-2022, it is believed that older neighbourhoods 

are those that contain housing in need of major repairs, and are often located in or near the centre of the 

city. However, an examination of changes in housing conditions among Saskatoon neighbourhoods has 

shown that increases in the number of dwellings needing significant improvement are no longer confined 

to pre-1970’s housing. 

The City of Saskatoon has also initiated a number of programs through Saskatoon Fire Protection Service, 

which aims at ensuring various forms of accommodations met minimum living conditions. These initiatives 

include annual inspections of all 

buildings, structures, and properties, 

that according to the national building 

code of Canada 1995 (under fire and 

protective services bylaw no.7990), 

scheduled, and compliant driven 

inspection of all properties in all areas 

of the city (under the Property 

Maintenance and Nuisance 

Abatement Bylaw No. 8175), and “Our 

Home First” program, a partnership 

with ministry of social services that 

confirm the properties of social 

assistance clients meet the basic 

safety requirements before they 

qualify for an increase in rental 

income supplement.    

 

 

 

 

 

 

Figure 4.1 - Construction period of dwellings in Saskatoon by tenure      

Source: Statistic Canada  
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Figure 4.2 - Construction of dwelling in Saskatoon by structural type (1981 – 2011) 

Source: Statistic Canada  
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Housing Market Conditions 

Ownership market  

The Saskatoon housing 

market has experienced 

rapid price increases since 

2006.  While housing 

prices in Saskatoon 

increased, household 

incomes showed only 

modest gains in recent 

years.  As this price 

discrepancy continues, 

there is a greater demand 

for types of   housing that 

is appropriate for low 

income individuals, those 

that are the most 

vulnerable, as well as for 

many that would have 

been considered middle 

income only a few years 

ago. 

In 2014, the average MLS 

resale price of a home 

increased to $356,462 in 

Saskatoon, a nearly 300% 

increase compared to a 

decade earlier. Current 

predictions from CMHC 

indicate prices will 

continue to rise in 2015 

and beyond (Figure 4.4).  

As indicated by the City of Saskatoon in their Housing Business Plan 2013-2022, before housing price boom 

in 2006, a $48,000 household income was sufficient to buy an average Saskatoon house. In 2011, 

Saskatoon households needed approximately $88,524 to purchase an average Saskatoon home.  

However, according to statistics Canada, in 2011 the median household income in Saskatoon was only 

$87,410xlv. While these seem to be in line with what is normal for the city, a closer look into housing 

availability shows a deeper need for appropriately priced housing; more than is currently provided. 

Source: The Canadian Real Estate Association 

Figure 4.3 – Single Family Home Sales – Median Price 

Figure 4.4 – Saskatoon Housing Price Increase vs. Income Increase    

Source: City of Saskatoon  
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Current market trends have required an increase in housing stock.  However, most new construction has 

been in the higher end of the market, leaving many households unable to purchase a home.  A majority 

of Saskatoon households cannot afford for homeownership considering their current and future earnings. 

The gap between the annual qualifying income and actual median household income continue to be 

increasing in the recent years. 

The Saskatoon Regional 

Association of Realtors reports 

increasing number of housing 

sales in recent years, despite a 

positive trend of price increase.  

This is due to low interest rates 

and households living beyond 

their means. Many Saskatoon 

households are spending more 

than the recommended 30 per 

cent of their disposable income 

on shelter sacrificing some of the 

basic necessities in order to 

achieve home ownership status. 

Housing prices in Saskatoon 

increased dramatically since 

2006.  Between 2006 and 2007 alone, Saskatoon Housing prices have increased by almost 50%, which was 

the largest such increase on record.xlvi With the continued increase in housing prices, it is creating a 

shortfall of affordable housing units in Saskatoon.  

The median multiple housing affordability index, which is a measure of the affordability have shown an 

increasing trend in recent years. Traditionally, housing is considered affordable if the median multiple is 

3.0 or less. As shown in Figure 4.5 after 2006, housing in Saskatoon has become less affordable and this 

trend believed to be continuing.  

  

Source:  City of Saskatoon 

Figure 4.5 – Housing Affordability in Saskatoon  
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Rental market  

The pressure of demand and a lack of supply have caused rental rates to increase significantly over the 

past five years.  The average rent of two bedroom apartments in Saskatoon has increased dramatically 

since 2006, showing a similar trend with the price increase in homeownership. From 2006 to 2015, the 

average rent of two bedrooms apartment in Saskatoon has increased from $609 to $1,087 per month, a 

79% increase. The discrepancy between the increase of household income and rent has led many people 

to live in smaller units and seek subsidized housing, pushing many low-to-moderate income individuals 

and families to live in inappropriate, inadequate or substandard housing that fails to meet their specific 

needs.  Many households are electing to ‘double up’ with other households to avoid living in unsafe or 

sub-standard rental accommodations, approximately 10% of all households in Saskatoon are multi-family 

households. 

The rental apartment vacancy rates in the Saskatoon CMA have increased from 3.4% in October 2014, to 

6.5% in October 2015. The increase in apartment vacancy rates is largely due to the weak economy in 

2015 and the slowing down of employment growth and net migration during the same period. As well, 

rental supply has increased as a result of more purpose-built rental apartments being initiated, some 

renters shifting to homeownership in the condominium market, and an increase in competition from 

Saskatoon’s secondary rental market. Although there has been a trend in freeing up more rental units in 

Saskatoon, the price point for these new units are not affordable for many people in need of housing.  

There is still unmet demand which drives prices upward.   

According to the 2015 Fall edition of CMHC’s Rental Market Report the average rent for an apartment in 

Saskatoon in October 2015 was $999 per month,xlvii and that overall rental prices within the Saskatoon 

CMA (Census Metropolitan Area) had increased by 4.5% since October 2013,xlviii the highest increase 

recorded after 2008. 

 

In the rental universe, a bachelor suite in Saskatoon recorded a 4% increase between October 2012 and 

October 2013,xlix and cost an average of $666 per monthl. Between October 2013 and October 2014, there 

was a 5.4% increase in rental prices for a bachelor suite, which was slightly reduced in 2015 due to the 

Table 3.3 - Private Apartment Average Rent ($) and Estimate of Percentage Change (%) of Average Rent by 
Bedroom Type Saskatoon CMA 

Year Bachelor 1 bedroom 2 bedroom 3 bedroom Total 
Cost % Change Cost % Change Cost % Change Cost % Change Cost % Change 

2006 395 
 

496 
 

608 
 

639 
 

556 
 

2007 435 13.0 564 15.0 693 13.5 732 16.1 632 13.8 

2008 518 18.4 675 19.4 841 20.3 860 17.6 761 19.6 

2009 568 9.1 739 8.9 905 8.3 918 7.2 827 8.2 

2010 599 3.0 765 3.3 934 4.0 959 4.3 853 4.1 

2011 632 5.6 787 2.5 966 2.8 1,075 2.8 881 2.7 

2012 655 4.4 815 3.3 1,002 2.4 1,057 -2.7 918 2.9 

2013 666 4.0 845 4.5 1,041 4.0 1,114 5.1 951 4.1 

2014 693 5.4 884 4.2 1,091 4.3 1,172 2.8 998 4.4 

2015 686      -0.1 895 1.1 1,087 -0.4 1,135 -3.2 999 0.1 
Source: CMHC 
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weakened economy. Historically, incomes and rents grow at an incompatible rate. Since 2006, those that 

pay rent are now contributing significantly more than the recommended 33 per cent of income for 

housing.   

 
The impact of affordability on the health and wellbeing of individuals and families cannot be understated. 

Essentials such as food, utilities and medicine are often sacrificed to maintain shelter.  According to the 

2015 point-in-time count conducted by CUISR, the amount of homeless people had increased by 190 

people since 2008 when a similar count had been done.li This shows the necessity of more affordable 

housing choices within the housing continuum.   

Vacancy Rates 

Most urban centres in Saskatchewan have experienced an increase in rental vacancy rates since 2009. 

Factors that may have contributed to this include an increase in the rental supply, a moderation in the 

demand for rental accommodations, or a higher incident of renters stacking to afford escalating rents. 

The latter is most likely true in cities with a high proportion of immigrants, young people, students and 

those that identify as Aboriginal – a segment of the population more inclined to share housing 

accommodations.  

Eleven years ago, Saskatoon had a 

rental market vacancy rate of over 

6%. Vacancy rate decreases in 2006 

(to 3.2%) and 2007 (to 0.6%) indicate 

a prolonged period of recovery for 

Saskatoon’s rental market.  Provincial 

and federal tax regimes inhibited the 

construction of new purpose-built 

rental accommodation and a 

significant amount of conversions of 

rental to ownership condominiums, 

changing the rental landscape in 

Saskatoon. Subsequently, according 

to CMHC, the 2015 apartment 

vacancy rate for the Saskatoon CMA 

is 6.5% (Figure 4.6).  

The number of apartment units in 

Saskatoon declined from 17,000 units in 1997 to 13,500 units in 2007lii. As shown in Figure 4.7, an 

additional 1,000 units were lost from 2007 to 2011.  Only in the past three years has there been an 

increase in rental units. A total of 529 rental units were added to the rental stock, which increased the 

rental apartment universe to 13,370 units from October 2013 to October 2015.  

Source:  CMHC 

Figure 4.6 - Saskatoon Vacancy Rates by CMHC Zone 
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At the end of 2014, the 

average rental vacancy rate 

had increased to 3.4%, and as 

of October 2015, it had 

increased to 6.5%liii. This is well 

above the national averageliv. 

According to CMHC, vacancy 

rates rose in all eight zones in 

the Saskatoon CMA from 

October 2014 to October 2015 

(Figure 4.7). CMHC has 

indicated few factors which 

has caused decline in the 

rental demand. Previously, 

employment growth and 

elevated net migration over 

the past few years have maintained a strong rental demand in Saskatoon CMA. However, large reduction 

in the number of non-permanent residents coming to the province in 2014 has slowed the demand for 

rental units. First time homebuyers and empty-nesters are showing more interest in lower-priced 

condominium apartments, and the construction of purpose-built rental apartments in the South and 

Northeast zones have resulted decline in rental demandlv.  

The increasing rents, coupled with lack of increases in income have created pressures on supportive and 

transitional shelters which have grown since 2008, creating a high demand for social housinglvi. The 

Saskatoon Housing Authority’s waiting list, which currently contains 150 families (not including seniors’ 

households), supports this; an indication of the demand for subsidized rental that continues to trend 

upwards despite a relaxing of vacancy rates in the city.lvii 

This need and demand 

assessment has examined the 

changing demographic and 

economic trends in the city, 

and reviewed the affordability 

and availability of rental units. 

As Saskatoon has experienced 

a significant loss of rentals due 

to rental conversion to 

condominiums, the rapid 

economic and population 

growth has increased demand 

for rental units, thus driving 

rents upward. 

Figure 4.7 - Rental Universe, Saskatoon CMA, 2004 - 2015 

Source:  CMHC 

Figure 4.8 - Saskatoon CMA Apartment Vacancy Rates in all Zones  

Source:  CMHC 
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Housing Starts 

The majority of baby boomers 

aged 55 to 64 are home 

owners.lviii The supply of new 

housing improved since 2010 

until 2014 within Saskatoon. As 

CMHC reports, housing starts 

were up by 19 per cent in 2014 

compared to the previous year.lix 

However, construction starts 

drastically declined in 2015. 

According to CMHC, builders in 

Saskatoon were expected to slow 

down to avoid increasing an 

already high level of supply.lx  

In 2012, housing starts for single 

detached homes increased by 

23.3 per cent.lxi  

At the same time starts for 

semi-detached homes 

increased by 70.6 per 

cent.lxii As of the beginning 

of February 2014 there 

were 701 single-family 

homes on the market for 

sale which was up from 

590 compared to February 

of 2013, however, there 

was an overall decrease 

for most housing starts in 

2015lxiii. Table 3.4 shows 

the dwelling construction 

in Saskatoon between 

2003 and 2015. During 

this period, over half of 

the houses built were 

single detached houses. 

However, the type of new 

housing being built is not 

suitable for households in Saskatoon that are in need of affordable housing. 

Figure 4.9– Housing Starts –Saskatoon CMA 

Source:  Conference Board of Canada 

Figure 4.10 – Housing Activity – Saskatoon CMA 

Source:  CMHC 
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Table 3.4 – Construction by Housing Tenure 

  Ownership Rental Total 

  Freehold Condominium 

  Single Semi Row, 
Apt. 

Single Row and 
Semi 

Apt & 
Other 

Single, Semi 
& Row 

Apt & 
Other 

2003 675  34  1 1 413 180 21 130 1,455 

2004 731  86  - 22 338 387 14              -    1,578 

2005 723  58  - 28 44 197 8 4 1,062 

2006 938  42  - 21 159 312 4 20 1,496 

2007 1,439  100  - 46 370 295 18 112 2,380 

2008 1,285  90  - 3 242 699 - - 2,319 

2009 1,101  42  24 - 145 114 2 - 1,428 

2010 1,638  64  38 - 231 189 - 221 2,381 

2011 1,599  102  97 9 336 463 - 388 2,994 

2012  1,971  174  68 54 207 1,007 34 238 3,75 

2013 1,657 204 21 1 391 481 - 225 2,980 

2014 1,576 140 77 - 432 961 5 340 3,531 

2015 1,000 84 133 - 227 561 4 284 2,293 

Total 16,333  1,220  459 185 3,535 5,846 110 1,962 29,650 
Source: CMHC 
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Current Housing Needs 

What is Affordability? 
Affordability is the relationship between household median income, and the estimated income available 

for either purchasing a home or renting a place to live. Using CMHC’s standards housing is considered 

unaffordable if: 

 a household spends 30% or more of its gross income on shelter costs; 

 households spending more than 50% of their gross income on shelter fall below the standard of 

affordability, and are considered to be in core housing need.  

For renters, shelter costs include rent, and any payments for electricity, water, and other municipal 

services. For owners, shelter costs include mortgage payments (principal and interest), property taxes, 

condominium/strata fees (if any), and payments for electricity, water, and other municipal services. 

Housing is one factor in the overall cost of living for individuals and families. Other factors can include the 

cost of groceries, transportation, and childcare. 

The following tables summarize rental affordability in Saskatoon, comparing the ability to afford rent 

between couple households, lone parent households, and single person households, against average rents 

in the seven zones as defined by CMHC. It describes what the average household would pay to rent per 

month based household median income as well as for those receiving social assistance.  By and large, 

couple households have the greatest choice in the rental market. Lone parent and single person 

households, earning the median income or less, have the greatest challenges in the rental market. 

 

 

Figure 5.0 - Saskatoon CMHC Zones 
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Table 4.0: Percentage of Median Monthly Income Required for Average Market Rent – Saskatoon CMHC Zones (2014) 

  
Median 
Monthly 
Income  

Zone 1 
(Central) 

Zone 2 
(South) 

Zone 3 
(S/East) 

Zone 4 
(N/East) 

Zone 5 
(North) 

Zone 6 
(S/West) 

Zone 7 
(West) 

Saskatoon 
City 

(Average) 

B
ac

h
e

lo
r 

Average Rent   $723 $665 $709 $622 $654 $653 $785 $686 

Couples $8,555 8% 8% 8% 7% 8% 8% 9% 8% 

Lone Parents $3,613 20% 18% 20% 17% 18% 18% 22% 19% 

Single Male $2,949 25% 23% 24% 21% 22% 22% 27% 23% 

Single Female $2,486 29% 27% 29% 25% 26% 26% 32% 28% 

Min. Wage $1,593 45% 42% 45% 39% 41% 41% 49% 43% 

 

1
 B

e
d

ro
o

m
 

Average Rent   $949 $874 $866 $884 $896 $794 $954 $895 

Couples $8,555 11% 10% 10% 10% 10% 9% 11% 10% 

Lone Parents $3,613 26% 24% 24% 24% 25% 22% 26% 25% 

Single Male $2,949 32% 30% 29% 30% 30% 27% 32% 30% 

Single Female $2,486 38% 35% 35% 36% 36% 32% 38% 36% 

Min. Wage $1,593 60% 55% 54% 56% 56% 50% 60% 56% 

 

2
 B

e
d

ro
o

m
 

Average Rent   $1,240 $1,076 $1,013 $1,165 $1,063 $977 $1,125 $1,088 

Couples $8,555 14% 13% 12% 14% 12% 11% 13% 13% 

Lone Parents $3,613 34% 30% 28% 32% 29% 27% 31% 30% 

Single Male $2,949 42% 36% 34% 40% 36% 33% 38% 37% 

Single Female $2,486 50% 43% 41% 47% 43% 39% 45% 44% 

Min. Wage $1,593 78% 68% 64% 73% 67% 61% 71% 68% 

 

3
+ 

B
e

d
ro

o
m

 

Average Rent   $1,374 $1,260 $1,273 $1,379 $985 $984 $1,179 $1,130 

Couples $8,555 16% 15% 15% 16% 12% 12% 14% 13% 

Lone Parents $3,613 38% 35% 35% 38% 27% 27% 33% 31% 

Single Male $2,949 47% 43% 43% 47% 33% 33% 40% 38% 

Single Female $2,486 55% 51% 51% 55% 40% 40% 47% 45% 

Min. Wage $1,593 86% 79% 80% 87% 62% 62% 74% 71% 

Legend 

Less than 30% of income on rent 30% to 50% of income on rent More than 50% of income on rent 

Source: Statistics Canada Table 111-0009; CMHC Rental Housing Market Report 

 
It is important to note that the incomes in Table 4.0 are the median value.  Median income is the amount 

that divides the income distribution into two equal groups, half having income above that amount, and 

half having income below that amount.   Therefore, half of all household types listed above would pay 

more than the percentage listed in the table.  For example, half of all single females renting a one-

bedroom apartment in Saskatoon would pay more than 36% of their income for shelter. 

For people receiving social assistance, there is an even bigger issue with affordability. 
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Table 4.1 - Percentage of Social Assistance Total Monthly Income Required Average Market Rent – Saskatoon CMHC 
Zones 

    
Income 
Assist. 
Rate 

Zone 1 
(Central) 

Zone 2 
(South) 

Zone 3 
(S/East) 

Zone 4 
(N/East) 

Zone 5 
(North) 

Zone 6 
(S/West) 

Zone 7 
(West) 

Saskatoon 
City 

(Average) 

B
ac

h
e

lo
r 

Average Rent 
  

$723 $665 $709 $622 $654 $653 $785 $686 

Single 
Employable 

$697 104% 95% 102% 89% 94% 94% 113% 98% 

Single Un-
employable 

$828 87% 80% 86% 75% 79% 79% 95% 83% 

Single with a 
Disability 

$1,450 50% 46% 49% 43% 45% 45% 54% 47% 

Childless 
Couple 

$714 101% 93% 99% 87% 92% 91% 110% 96% 

 

1
 B

e
d

ro
o

m
 

Average Rent 
  

$949 $874 $866 $884 $896 $794 $954 $895 

Single 
Employable 

$697 136% 125% 124% 127% 129% 114% 137% 128% 

Single Un-
employable 

$828 115% 106% 105% 107% 108% 96% 115% 108% 

Single with a 
Disability 

$1,450 65% 60% 60% 61% 62% 55% 66% 62% 

Childless 
Couple 

$714 133% 122% 121% 124% 125% 111% 134% 125% 

Family 
(2 Children) 

$1,695 56% 52% 51% 52% 53% 47% 56% 53% 

 

2
 B

e
d

ro
o

m
 

Average Rent 
  

$1,240 $1,076 $1,013 $1,165 $1,063 $977 $1,125 $1,088 

Single 
Employable 

$697 178% 154% 145% 167% 153% 140% 161% 156% 

Single Un-
employable 

$828 150% 130% 122% 141% 128% 118% 136% 131% 

Single with a 
Disability 

$1,450 86% 74% 70% 80% 73% 67% 78% 75% 

Childless 
Couple 

$714 174% 151% 142% 163% 149% 137% 158% 152% 

Family  
(2 Children) 

$1,695 73% 63% 60% 69% 63% 58% 66% 64% 

Family  
(4 Children) 

$3,173 39% 34% 32% 37% 34% 31% 35% 34% 

Family  
(5 Children) 

$3,878 32% 28% 26% 30% 27% 25% 29% 28% 

 

3
+ 

B
e

d
ro

o
m

 

Average Rent 
  

$1,374 $1,260 $1,273 $1,379 $985 $984 $1,179 $1,130 

Single 
Employable 

$697 197% 181% 183% 198% 141% 141% 169% 162% 

Single Un-
employable 

$828 166% 152% 154% 167% 119% 119% 142% 136% 

Single with a 
Disability 

$1,450 95% 87% 88% 95% 68% 68% 81% 78% 

Childless 
Couple 

$714 192% 176% 178% 193% 138% 138% 165% 158% 

Family  
(2 Children) 

$1,695 81% 74% 75% 81% 58% 58% 70% 67% 

Family  
(4 Children) 

$3,173 43% 40% 40% 43% 31% 31% 37% 36% 

Family  
(5 Children) 

$3,878 35% 32% 33% 36% 25% 25% 30% 29% 

Legend 

Less than 30% of income on rent 30% to 50% of income on rent More than 50% of income on rent 

Source: Government of Saskatchewan Assistance Rates Fact Sheet; CMHC Rental Housing Market Report 
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For a significant number of people in Saskatoon, the cost of housing has increased far above the ability to 

pay. The most vulnerable people affected by rental increases include youth (including LGBTQ youth), 

young adults, individuals and families on social assistance, low income individuals in the workforce (the 

working poor), aboriginal people and immigrants.   

When discussing the need for housing, not only do LGBTQ individuals face unique challenges, issues are 

compounded when other factors such as income and racism affect the ability to secure housing. This 

section reviews the extent to which existing households need affordable housing.  These needs are 

themed by population sub-group, and are not listed in any order of priority. 

Youth and Young Adults 
As noted earlier, the coming decade will see a rise in the population of youth and young adults in 

Saskatoon.  While some young people are just graduating from high school or continuing their education 

at the University of Saskatchewan or Saskatchewan Polytechnic, others obtaining jobs in the retail and 

service sector earning minimum wage. There are also youth aging out of care, and who no longer receive 

government assistance after the age of 18. There are instances of youth fleeing unsafe and abusive home 

situations, with occurrences of youth homelessness, including couch-surfing.  

Across Saskatoon, single young people experience the least choice in the housing market. For single 

youth and young adults under the age of 24, the median income is $12,936/year. Single young adults 

between 25 and 34 years of age earn a median income of $32,082/year.  At these income levels, those 

under the age of 24 can afford $323/month for housing (rent plus utilities). 

Those under age 24 are more likely to have a roommate arrangement, given the average bachelor suite 

rents for approximately $686/month, and a one-bedroom unit costs approximately $895/month. At these 

prices, and the income levels of single young people in the city, this group experiences higher instances 

of overcrowding in rental properties, and are more likely to live in sub-standard housing. Housing in good 

condition is more expensive than they can afford. 

While furthering their education, many students are strained financially since most pay their way through 

school using student loans or savings.  Living on a fixed income limits the choices one has for housing in 

Saskatoon during school, and the debt payments afterword limits the ability of many young people to rent 

appropriate housing or afford their first home.   

The University of Saskatchewan had 20,998 students 

enrolled in 2015/16.  With 1,972 spaces available, campus 

housing is only available for less than 10% of the student 

population.  Saskatoon’s technical school, Saskatchewan 

Polytechnic Kelsey Campus, has 6,332 students and 

provides no housing options to students.  With over 26,000 

students continuing education in the city, the private rental 

market is the only option for 90% of students in Saskatoon.  

On a fixed income, this proves difficult for many students, 

Table 4.2 - University of Saskatchewan 
Residences 

Residence Spaces 

College Quarter 800 

Voyageur Place 588 

McEwon Park 322 

Graduate House 262 

Total 1,972 
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forcing many to work and study, or extend their education timeline and borrowing out more student 

loans, creating a debt load that will can lead to housing security issues in the future. 

In a 2011/2012 survey conducted by the Government of Saskatchewan, 64% of participants used 

government loans, a line of credit from a bank or credit cards to finance their education.lxiv The debt 

acquired after a student receives their degree limits their present and future housing options. That same 

survey found that students who graduated in the academic year of 2009-2010 had 11 per cent more debt 

on average than those who had graduated in the academic year of 2004-2005.lxv  

Furthermore, there was a 38% increase in the number of students who graduated in 2009-2010 that 

borrowed from financial institutions compared to those who graduated in 2004-2005.lxvi According to the 

Royal Bank of Canada, when a student is repaying their loan, they are charged the prime rate plus one per 

cent. In terms of a loan from the government, a student will be charged the prime interest rate plus five 

per cent for a Canada Student Loan and for a Saskatchewan Student Loan the rate is prime or prime plus 

2.5 per cent.lxvii The prime interest rate in Canada is currently at 0.75 per cent. 

According to the CMHC Canadian 

Housing Observer, the group most 

likely to live in core housing need in 

2011 was households whose 

primary maintainer was 15-29 years 

of agelxviii. Core housing need occurs 

when housing does not meet one or 

more of the adequacy, suitability or 

affordability standards and one 

would have to spend 30 per cent or 

more of their before-tax income to 

pay the median rent of alternative 

local market housing that meets all 

three standardslxix. Since 2001, the 

incidence of core housing need for 

the youngest group, many of whom 

are renters and of low income has decreased but still remains the group with the greatest need. Having 

said this, the largest share (37%) of households in core housing need was distributed to households aged 

45 to 64 years, and the lowest share (11%) was to the group who had the largest incidence of core housing 

needlxx.  

Single youth and young adults have smaller income potential compared to older adults due to limited 

work experience, and limited job training (such as post-secondary education or trades training). The 

availability of good paying jobs in the resource sector is also low, and jobs are typically unionized with job 

security aligned with seniority. Young people entering into the resource industry workforce have a higher 

chance of experiencing temporary layoffs or permanent job loss. The resulting income instability directly 

Figure 5.1 – Incidence of Core Housing Need by the Age of the 

Primary Household Maintainer, Canada 

Source: CMHC  
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impacts their ability to afford housing. Generally, young adults have lower incomes, less income potential 

compared to older adults, and are more likely to experience periods of unemployment. 

Census data has proven that youth are more likely to live at home for a longer duration of time than before 

for reasons such as the weakened job market, making it difficult for youth to earn an income high enough 

to own or rent a home of their ownlxxi. Although a majority of youth are still living at home, those who 

choose or are forced to leave home at a young age struggle to find affordable and suitable housing, often 

resulting in homelessness.   

Several factors that 

accompany the 

decision to leave, 

stay, or return to a 

youth’s parental 

home, include their 

age, gender, their 

income or their 

parent’s income, 

location of jobs, 

educational, and 

cultural 

opportunities, and 

the supply and 

suitability of 

affordable housinglxxii. 

In 2011, census data 

estimated that roughly 5% of those between 15 and 19, and just over 15% between 20 and 24 were either 

living alone or with non-relatives (Figure 5.2). 

The inability to pay rent, poor living conditions, evictions, and discrimination against gender identity are 

all factors that lead to housing insecurity and homelessness among the youth populationlxxiii. With no 

dedicated shelter in Saskatoon, many youths end 

up at The Lighthouse Supported Living shelter.  

This shelter is meant for adults, and is not an 

appropriate environment for youth.   

CMHC recommends the implementation of 

innovative approaches to help provide youth 

between 15 and 29 with suitable housing. To 

prevent youth homelessness, the greater 

availability of suitable housing becomes an 

inevitable task for the city. 

Figure 5.2 – Percentage of the population aged 15 and over who live alone, with 

relatives or with non-relatives only by age group, Canada, 2011 
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LGBTQ Homeless Youth 
It is becoming increasingly common for youth to come out as lesbian, gay, bisexual, transgender or queer.  

A study conducted by Dr. Gary Remafadi found that 50% of gay males receive a negative reaction from 

their parents when they come outlxxiv. Furthermore, 26% of youth who come out to their parents are 

forced to leave their homelxxv. A press release from Human Resources Development Canada estimates 25-

40% of homeless youth in Canadian cities are LGBTQ, similar to the findings in the USA (20-40%)lxxvi.  

LGBTQ youth who are forced out of their homes due to homophobic and transphobic actions from their 

families and society face challenges including increased depression, anxiety, mental health issues, high 

rates of suicide, addictions, and health problems rooted from higher rates of survival sexlxxvii. Transgender 

individuals were particularly identified as vulnerable and at-risk of homelessness due to discrimination by 

landlords on rental applications, and by unaccommodating employers. This means that transgender 

individuals have less choice in the housing market compared to other households, and are more likely to 

have unstable employment/income, which makes affording rental housing a challenge. 

Consistently, research shows that LGBTQ people of all ages experience higher rates of job insecurity due 

to homophobia and transphobia, higher rates of mental health problems due to the effects of questioning 

one’s selfhood and identity, and difficulties attaining secure housing due to the convergence of all of these 

factors, than the heterosexual/cisgender population. Until society as a whole does not discriminate based 

on gender identity and sexuality, there will be a need for safe and affordable housing. Based on 

Saskatoon’s high rates of homelessness across the board, LGBTQ youth homelessness is a significant 

component of that problem, particularly for queer Indigenous and Two Spirit youth. This will be a problem 

until initiatives are put in place to provide stable and affordable housing. 

OUTSaskatoon recently conducted research focusing on the need to accommodate LGBTQ youth who 

experience difficulty attaining shelter in Saskatoon. Upon conducting numerous phone conversations with 

current youth housing providers in the city, a supervisor at a local youth focused support agency (EGADZ) 

estimated that 30% of all youth they serve are LGBTQ. As well, informal conversations with LGBTQ youth 

who access OUTSaskatoon services indicate that 40% of all youth who attend the Rainbow Coffee Youth 

Group have had to, or are currently couch surfing, live with a non-relative, live in a group home, access 

social assistance, or live on the streets. Based on anecdotal evidence and disclosures of the youth 

themselves places an estimate of 48 youth who are currently in need of safe, affordable, and secure 

housing.  

Although there are youth housing facilities in the city, there are few vacancies overall. All homes 

OUTSaskatoon spoke to identified that they were not able to fully respond to the needs of LGBTQ youth. 

Some self-proclaimed failures in service included: 

 placing transgender youth in rooms/homes according to their biological sex and not their self-

identified gender;  

 having staff that were not sensitive and inclusive of LGBTQ youth or that lacked knowledge in the 

area;  
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 encountering First Nations LGBTQ youth that lived with the double effects of racism and 

homophobia/transphobia and not being able to provide them with needed services;  

 not having an environment where youth felt comfortable coming out to other residents and/or 

staff;  

 and regularly encountering LGBTQ youth who have experienced bullying within the home or in 

other housing settings.  

For these reasons, it is clear that the existing 

units are not entirely suitable for this 

population and that an LGBTQ-specific home 

is needed and will satisfy the basic need for 

safe and accepting housing. 

 

 

Aboriginal People 
Aboriginal peoples face similar barriers to attaining appropriate and affordable housing, but must also 

contend with racism during their housing search.  This is even more difficult for someone who is LGBTQ. 

The prevailing lower incomes among Aboriginal households are systemically related to lower levels of 

educational attainment. As indicated in 2011 National Household Survey, 32% of aboriginal citizens were 

low income compared to 14% of all residencelxxviii. In 2001, Aboriginal households in Saskatoon had the 

lowest average household income (as a proportion of total average household income) of any other urban 

Aboriginal population in Canada at 63% of the average household income. This equates to approximately 

$45,564 in 2010.  With increasing rates of Aboriginal migration from reserve communities to urban centers 

like Saskatoon (a high proportion of which are low income families and persons under the age of 15),lxxix 

there is little evidence to suggest that the income gap between Aboriginal and non-Aboriginal households 

in Saskatoon has since narrowed by any considerable amount. 

Aboriginal households are typically larger than average and require greater space to accommodate their 

families. Without access to suitable housing, many are forced to live in crowded conditions – an 

occurrence common in many Aboriginal households (14%).lxxx Crowded conditions for someone who is 

dealing with issues of sexuality and gender identity can cause a significant amount of stress in the 

household and on the individual. 

Overcrowded living conditions have a negative impact on the health, safety, and development of 

household members. Aboriginal households in Saskatoon report a higher-than-average incidence of living 

in housing that is in need of major repair (1%).lxxxi The frequency with which Saskatoon’s Aboriginal 

households are found to live in either crowded or in inadequate conditions is largely the product of low 

household incomes.  
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MARKET RENTAL RATES 
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A principle factor identified by CMHC in causing 

both Aboriginal and recent immigrant households 

to fall into core housing need, is instability.lxxxii For 

example, 41% of recent immigrant households and 

34% of Aboriginal households that moved within a 

year prior to the last Census were found to be in 

core housing need (compared to 33% and 21% of 

respective ‘non-movers’).lxxxiii Renter household’s 

that had a greater tendency for moving more 

frequently had the highest incidence of core 

housing need (49 per cent among recent 

immigrants, and 40% among Aboriginal 

households).lxxxiv  

Immigrants 
Saskatoon continues to be a welcoming community where new immigrants to Canada have been able to 

integrate with a significant level of success. However, the settlement period for many of the immigrants 

is not without struggle. While average household incomes between established immigrant households 

and non-immigrant households in Saskatoon is considerable,lxxxv income disparity among recent 

immigrants are dramatic and much lower than both established immigrants and non-immigrants.lxxxvi 

Further, 17.7% of persons belong to visible minority in Saskatoon earn an annual income that is below 

low income cut-off.  New immigrants living below low income cut off is 30.6% higher than the most 

vulnerable groups such as people with aboriginal identity, lone parent families. Immigrants face many 

challenges during the settlement period, including finding appropriate, and affordable housing options.  

The experience of recent 

immigrants has been similar 

across most jurisdictions of 

Canada. In Saskatoon, while 

average household incomes 

grew by 24 per cent 

between 2001 and 2006 

among established 

immigrants in Saskatoon (a 

rate one per cent greater 

than that of non-

immigrants), recent 

immigrant households 

experienced increases of 

only 17 per cent over the 

same period.lxxxvii The average income of recent immigrant households was approximately $49,360 in 

2006. However, this income typically supports a larger family size; immigrant household’s average 

Source: Saskatoon Poverty Reduction Partnership August 2011 

Figure 5.3 – Saskatoon Core-housing need among various demographics 
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between 3.6 and 3.7 persons per household (compared to the average Saskatoon household of 2.4 

persons). Recent immigrant household incomes also often benefit from having previously-established 

members of the family living with them.  

In 2011, in Saskatoon about 21% of recent immigrants (who came to Canada between 2006 to 2011) are 

living in households in core housing need (housing does not meet one or more of the adequacy, suitability 

or affordability standards and it would have to spend 30 per cent or more of its before-tax income to pay 

the median rent of alternative local market housing that meets all three standards)lxxxviii. In 2006, visible 

minority households living in core housing need were only earning $15,314 annually. While average 

shelter cost was $596 per month in this group, the average shelter-cost-to-income ratio (the average 

proportion of total before-tax household income spent on shelter) was more than 50%lxxxix. 

In Saskatoon, more than 40% of households consisting of only recent immigrants had annual incomes of 

less than $20,000 – double the proportion of Canadian-born households within this income range.xc The 

housing needs for this demographic group are significantly disproportionate to those of the Canadian-

born counterparts. Not only are household incomes 

often found to be insufficient to access traditional 

market ownership options, rental market options 

that provide adequate space for large families are 

limited in Saskatoon. Recent immigrants are also 

uniquely disadvantaged by their lack of credit or 

income available for securing the down payment 

required for a mortgage or a security deposit for a 

rental unit. 

Youth Homelessness 
Various consultations conducted for the Saskatoon Housing and Homelessness Plan identified issues 

focused on emergency shelters, transitional facilities, sharing knowledge and research, youth 

homelessness, and affordable housingxci. Consultations revealed that an increasing amount of youth are 

entering homelessness, especially due to difficulties attaining employment and family issuesxcii. There are 

a number of housing services aimed at the needs of youth who are at risk of homelessness within 

Saskatoon. On the following page, Table 4.3 outlines current shelters and supported living homes provided 

by a number of community agencies in the city. These shelters and homes are youth specific, mostly 

gender specific, and provide services to youth are in need of mental, financial, and life skills supports.  

Although there are youth housing facilities in the city, the 

Saskatoon Point in Time Count of Homeless Individuals 

held in 2015 revealed that the rate of child and youth 

homelessness is growing, resulting in a greater need for 

youth specific housing. Phone conversations to service 

providers conducted by OUTSaskatoon found that vacancy 

rates for the homes and shelters listed in Table 4.3 are low, 

HOUSING GAPS 
 PERMANENT AFFORDABLE 

HOUSING WITH SUPPORT 

 

 

HOUSING GAPS 
 AFFORDABLE LARGER UNITS (3, 4 

AND 5 BEDROOM) ON THE LOW 

END OF MARKET RENTAL RATES 
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and often do not meet the specific needs of youth (i.e., discrimination based on gender identity and 

sexuality). 

Table 4.3 – Youth Housing Facilities in Saskatoon  

Current Youth Housing 
in Saskatoon 

Mandate and Services # of Beds 

EGADZ – My Homes 

The Supported Independent Homes are for females 18 – 23 years old 
who are long term wards of the Province of Saskatchewan.  It is also 
available for young mothers who are at risk of Family Services 
involvement or have Family Services involvement. 

35 

Quint Development 
Corporation – Male 
Youth Lodge 

Quint's Male Youth Lodge is a supportive living environment for young 
men aged 16-22. The objective is to provide a safe and stable living 
environment for youth seeking support and guidance to create a path 
towards independence. 
The Youth Lodge is staffed 24 hours a day. 

10 

Saskatoon Tribal 
Council – Safe House 

The Safe House is a safe place for children and youth who have been 
or at risk of being sexually exploited on the street.  For youth that have 
no safe place to go and in need of shelter. The Safe House has five 
beds, offers youth 16 years of age or younger, a safe place to stay from 
one house up to one month. 

5 

Salvation Army – Youth 
Room 

In partnership with the Ministry of Social Services, the Salvation Army 
set aside a room with one bed for a male youth 16-17 years old who 
finds himself in a dangerous situation or on the streets. The room has 
a locker to secure belongings, a television set, access to a computer as 
well as washroom, shower, and laundry facilities. 

1 

Jay’s Place 

Jays Place provides housing for male youth aged 12-16. A Mentor lives 
in this home with the youth, providing them with a role model and in- 
house support to work on life skills development. Youth that live in the 
house are in care of the Minister and must be attending school or 
working. Youth live at Jays Place by choice as a means of support 
toward a life away from drugs, alcohol, gangs, violence and crime. 

5 

Cedar House 

Cedar House is a mentored home for male youth ages 16-21 and is 
staffed 24 hours. Cedar provides a home to male youth in care of the 
ministry, ages 16-21. Youth live at Cedar House by choice as a means 
of support toward a life away from drugs, alcohol, gangs, violence and 
crime. 

5 

Basswood House 

Basswood House is staffed 24 hours. Basswood provides a home to 
male youth in care of the ministry, ages 12-16. Youth live at Basswood 
House by choice as a means of support toward a life away from drugs, 
alcohol, gangs, violence and crime. 

5 

YWCA – Margaret’s 
Place 

Margaret’s Place is a safe and comfortable living environment where 
the clients get assistance in learning valuable life skills that will enable 
them to succeed as adults. This is a four bedroom suite at the YWCA 
Saskatoon with room for up six youth aged 16 to 21.  

4 
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Inadequacy of Acceptable Housing  
Poor housing conditions exist throughout Saskatoon, for both rental housing and homes that are owned. 

From the data point of view, the regional housing stock is in relatively good condition, and comparable to 

the provincial rate of 6% in need of major repair.  More rental housing was reported in poor condition 

(mostly older housing stock) than ownership housing. Noted characteristics of poor rental housing include 

mold, carpenter ants, broken/leaky windows, faulty wiring, and broken decks/stairs. Overcrowding was 

also reported amongst households sharing homes to reduce costs.  

Affordability  

In the Saskatoon CMA, at least 12,000 households are in core housing need and approximately 12.4% of 

the households were living in core housing need in 2011.xciii These households are paying more than 50% 

on shelter (Table 4.4). As discussed by CMHC, the percentage of households living in core housing need is 

affected by some socio- economic drivers. The demographic and social trends such as population aging 

and devoice, household income, shelter cost, size of households, investment in home repair and 

renovation, and economic growth are among the principal drivers that determine the incidence of core 

housing need.  

 

In Canada, the housing standard most commonly not met in 2011 among households in core housing need 

was the housing affordability standards. As highlighted by CMHC, in 2012, about 89.7% of core housing 

need was below the housing affordability standards, either alone or in combination with one or more 

other factors. 

Table 4.4 - Households in Core Housing Need in Saskatoon  

Number of Households 
Number of households in 

core housing need 
Incident of core 

housing need (%) 
Average Shelter Cost Income 

Ratio before taxes (%) 

99,000 12,000 12.4 50.8 

Source:  CMHC 

Figure 5.4  – Core Housing need by tenure type  Figure 5.5 – Incidence of Affordability Situation 

Source:  CMHC 
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As indicated in Canadian Housing observer 2014, in Saskatchewan, between 2001 and 2011, the 

percentage of households living in core housing need has been increased by approximately 2% mainly due 

to deterioration of housing affordability particularly in Regina, Saskatoon and other urban centersxciv . 

Figure 5.4 shows the incidences of core housing need based on census, NHS, and SLID, selected Census 

Metropolitan Areas from 2001-2011. Survey of Labour and Income Dynamics (SLID) is less precise than 

Census or NHS data because of its smaller sample sizexcv. However, the overall picture of the change in 

core housing need that all three sources of data agree with is that it has increased over the past decade.  

As shown in Figure 5.4, renters showed higher incidents of core housing need situation than home owners 

in Saskatoon in 2011. As discussed by CMHC, this is partially due to the affordability burden experience 

by the renters than the home owners.   As highlighted in Canadian Housing observer 2014, at national 

level, off reserve aboriginal renter households (34.7%), recent immigrant households (29.6%), and senior 

renter households (28.9%) experienced well above average incidents of core housing need in 2011.  

Household survey 2011 suggests that, 26% of Saskatoon households are paying 30% or more of household 

income towards shelter and hence have housing affordability problem (Figure 5.5). A significantly higher 

percentage of renter households pay 30% or more of household income towards shelter is compared to 

the owner households in Saskatoon. Further, a higher percentage of renters in Saskatoon have a housing 

affordability problem compared to Saskatchewan and Canadian averages (47 percent compared to 41 

percent 40.1 percent)xcvi.  According to the national household survey 2011, Households in Saskatoon pay 

an average monthly shelter cost of $1,075, which was higher than the Saskatchewan amount of $915. 

However, a Saskatoon renter is paying an average of $961 on shelter which is lower than the average 

monthly shelter cost for owner households of $1,133xcvii. 

Suitability  

As reported by Statistics Canada, in 2011, 

5.6% of households were living in dwellings 

that were not suitable. This means dwellings 

were crowded and did not contain enough 

bedrooms based on the national occupancy 

standards. The proportion of households 

living in the dwelling that were not suitable was lower for owner than renters.   

Condition of Dwelling  

According to national household survey, in 

2011, approximately 6,370 households in 

Saskatoon are living in dwellings that 

required major repairs (Table 4.6).xcviii  

According to statistics Canada, in 

Saskatoon, 6.2% of households reported 

living in dwellings that required major repairs in 2011. Further, the proportion of households reporting 

major repair requirements was higher for renters than owners.  

Table 4.5 - Suitability of dwellings in Saskatoon 

% of Households living 
in dwellings that were 
not suitable  

Housing Tenure Percentage 

Total 5.6 

Owner  2.6 

Renter 11.4 

Source: Statistics Canada 

Table 4.6 - Suitability of dwellings in Saskatoon 

% of Households need 
of major repair 

Housing Tenure Percentage 

Total 6.2 

Owner  5.2 

Renter 8.1 
Source: Statistics Canada 
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Summary of Housing Needs 
The housing needs and gaps identified in the previous discussion are summarized in the following table. 

They have not been prioritized, and are in no particular order of importance. 

Table 4.7 - Summary of Housing Needs & Gaps/Issues in Saskatoon 

Housing Need  Housing Gap/Issues  

Housing for Youth, 
Students & Young Adults 

 Affordable studio and one-bedroom units at the low-end of market 
rental rates  

 Youth safe house / shelter 

 Student dorms 

Housing for LGBTQ 
Youth 

 LGBTQ youth safe house or shelter 

 Affordable bachelor and one bedroom units on the low end of market 
rental rates 

Housing for Homeless 
Youth 

 Permanent affordable housing with wrap-around supports  

Housing for Aboriginal 
People 

 Affordable studio and one-bedroom units at the low-end of market 
rental rates  

 Affordable larger units (3, 4 and 5 bedroom) on the low end of 
market rental rates 

 Cultural competency training for landlords 

Housing for Immigrants 
 Affordable larger units (3, 4 and 5 bedroom) on the low end of 

market rental rates 

 Cultural competency training for landlords 

Conditions of Private 
Market Rental Housing 

 Occurrences of poor conditions found in private market rental 
properties 

 Lack of government support for required renovations  
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Available Housing Stock 

Aggregate stock of affordable housing    
According to SHIP’s estimate, there was a 

stock of 8,618 housing units in social housing 

sector in Saskatoon as of January, 2015 (Table 

4.8). The majority of housing units in social and 

special need housing sector are designated for 

seniors. They account for almost 64% of total 

social and special need housing. The next 

largest housing type is affordable rentals, 

which meets the needs of low and moderate-income, non-elderly families, couples and singles who are 

able to live independently. Almost, 30% of social and special need housing stock is made up of units 

targeted to individuals and families that fall into this category. Together, transitional shelter and long-

term housing represent only 6% of the 

entire stock.  

Table 4.9 summarizes the demand for 

housing in the social housing sector in 

2005. The demand supply ratio is used as 

an indicator of how well existing housing 

stock is addressing the need for housing. 

The demand for housing is based on the 

number of persons or families on the 

waitlist for housing or shelter as reported 

in the housing provider supply demand 

survey conducted in 2005/2006xcix.  

The demand for affordable housing based 

on waitlist information, the demand for 

affordable housing exceeds the supply, 

more than 100 units, resulting   demand 

supply ratio of 1.05. This suggests that the 

supply of housing for persons who require 

low or moderate income housing is far 

from adequate. Moreover, when the 

demand for housing by provider targeting 

different groups is considered, it is 

interested to note that the demand for 

housing for aboriginal population is in excess of the supply at a rate of 2.61 compared to 0.32 for non-

aboriginal housing. In terms of family composition of housing provider, housing that is targeted towards 

families have a much higher rate of demand than housing that is not specifically available for families. The 

Table 4.8 - Housing stock in social housing sector 

Housing Type  Units  

Affordable, Non-Senior Rentals  2,661 

Transitional Housing 231 

Long Term Supportive Housing  268 

Senior Housing  5,458 

Total 8,618 

Source: City of Saskatoon, 2005/06 HIIS Update Report 

Table 4.9 - Demand for social housing in 2005 

Housing type 
Demand 

(Wait List, #'s) 
Demand / 

Supply Rate 

Affordable rentals  2,150 1.05 

Aboriginal  1,701 2.61 

Non-Aboriginal 449 0.32 

Families  1,661 5.34 

Mixed (Singles, Couples, 
No designation) 

489 0.28 

Long-term supportive 
housing 

33 0.40 

Seniors 1,277 0.36 

Seniors independent 1,065 0.41 

Special care homes  212 0.22 

Total  8,460 0.61 

Source: 2005/06 HIIS Update Report 

Table 4.10 - Housing Types built in 2008 

Type Amount 

Affordable Rental 282 

Affordable Ownership 97 

Total Affordable Units 379 

Entry level Rental 3 

Entry level Ownership 0 

Total Affordable and Entry level 382 

Source: City of Saskatoon 
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number of people in the waitlist for family type housing is five times greater than the demand.  As social 

and special need housing stock has changed only in small number the trends discussed above can assume 

to be continuing.  

Increasing the Supply of Affordable Housing 
As indicated in the City of Saskatoon Housing Business Plan 2013, the Province of Saskatchewan has 

become the City’s key partner in achieving its targets under initiatives from provincial housing strategies. 

The City reviews and revises targets for specific types of attainable housing annually based on the 

projected need for the various types of housing. For example, according to the City of Saskatoon Housing 

Business Plan 2013 to 2022, the City plans to achieve 500 affordable, purpose-built rentals, and entry level 

dwelling units annually and anticipates achieving a minimum of 5,000 new attainable units in the ten years 

covered by that business plan. Between 2008 and 2012, 2,534 units were built, exceeding their goal of 

2,500 units for that 5-year period. 

To continue achieving this target annually, the City is working with the non-profit housing providers, 

financial institutions, land developers, private home owners, private builders, and non-traditional 

providers (faith–based, service clubs, and community groups) to find housing solutions, and build 

partnerships to achieve the housing targets.  

Saskatoon’s housing programs work in conjunction with housing programs from other levels of 

government. Most projects require support from more than one level of government in order to be 

successful. Table 4.11 shows how these programs align with funding commitments from provincial and 

federal government programs.  
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Table 4.11 - Alignment of the City of Saskatoon’s Housing Programs and Other Government Programs. 

Client Group City Program 
Other Government 

Program 

Other Government 
level of 

support for Saskatoon 

Transitional & 
Shelter Housing 
(affordable 
rental) 

Innovative Housing 
Incentive (capital grant 
and 5-year tax 
abatement) 

Homeless Partnering Strategy 
(Federal) 

$1.1 million annually to 
(2014 – 2019) 

Affordable 
Rental 

Innovative Housing 
Incentive (capital grant 
and 5-year tax 
abatement) 

Rental Development Program 
(Provincial) - a capital funding grant 
that contributes up to 70% of the 
construction cost of new affordable 
rental units. 

$2 million for 2015/16 
for hard to-house 

individuals 

Secondary 
Suites 
(affordable 
rental) 

Permit Rebate Program 
(25 percent rebate for 
legalizing existing 
suites) 

Secondary Suite Program (Provincial)- 
This is a grant to homeowners to pay 
up to 50% of the cost of new 
secondary su its to maximum of $ 
30,000. 

Up to $30,000 per unit 
(no specific allocation 

for Saskatoon) 

Purpose Built 
Rental 

New Rental Construction 
Land Cost Rebate 
Program (5 year tax 
abatement) 

Rental Construction Incentive (RCI) - a 
matching grant to participating 
Municipalities of up to $5,000 per new 
purpose-built rental housing unit. 

$1 million annually to 
2011 to 2015 

Affordable 
Ownership 

Mortgage Flexibilities 
Support Program (5 
percent down payment) 

Affordable Home Ownership Program 
(AHOP)- a matching grant to 
participating Municipalities of up to 
$5,000 per affordable ownership home 
constructed. 

$400,000 annually to 
2011 to 2015 

Entry-Level 
Ownership 

Land pre-designation 
and Equity Building 
Programs 

Head Start on a Home - an incentive 
for developers to construct Entry-level 
house across the Province. 

Low interest 
construction financing 
(no specific allocation 

for Saskatoon) 
Source: City of Saskatoon 
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Government Strategies on Housing 

Provincial Government Housing Strategies 
The 2011-2019 Housing Strategy for Saskatchewan envisions a province where people have access to 

homes that not only enhance their well-being, but also builds local communities that contribute to the 

growing province. On top of improving housing affordability and supply, the province of Saskatchewan 

aims to support individuals and families in the greatest housing needc. Some objectives outlined by the 

Housing Strategy include addressing the gaps in supply and services for housing available to low income 

and vulnerable people, increasing awareness for and about housing for low income and vulnerable 

populations, and supporting the availability of the right type of housing and complementary supports to 

individuals and families with housing needci. 

More recently, the government of Saskatchewan released the Saskatchewan Poverty Reduction Strategy. 

The strategy aims to reduce the number of people who experience poverty for two or more years by 50 

percent in the next 10 years. The Housing and Homelessness section of this document identifies the need 

to continue partnering with stakeholders in order to increase the availability of safe, affordable, and 

adequate housing for individuals and families with low incomes. As well, the strategy recognizes a need 

to ensure early childhood development is enhanced through early years programming, thus improving 

educational outcomes, economic participation, and physical and mental health. These are all drivers of 

well-being in a child’s future that plays a large role in their ability to attain shelter and remain housed.  

Understanding the significant role that housing plays in poverty reduction, the government of 

Saskatchewan has implemented several strategies that are carefully woven together, contributing to 

effective policymaking. Government programs such as the Rental Development Program have been 

adopted to provide one-time capital funding to assist in the development of affordable rental housing 

projects for low-income people, and especially for Saskatchewan’s hard-to-house population.  

Local Government Planning and Context 
In Saskatoon’s Official Community Plan (OCP), two of the objectives under Housing Supply and 

Maintenance (section 5.3.1) are to “ensure that supportive housing resources are distributed evenly 

throughout the community, and to promote the maintenance of the City's housing stock to an acceptable 

standard.”cii In terms of affordable housing, the OCP states that the City “will continue to promote the 

long term supply of supportive and affordable housing through the implementation of the City’s 

Affordable Housing Business Plan, which is updated on an annual basis.”ciii Supportive housing such as 

residential care homes, custodial care facilities, child and adult day care, and family shelters, is not limited 

to specific areas of the city. Rather, supportive housing forms and tenures will be facilitated in all areas of 

Saskatoonciv. Furthermore, the supportive housing section of the OCP states that “Type II residential care 

homes are to be compatible with the neighbourhood in which they are located.”cv  

The overall mandate for Residential Land Use and Housing Policies (section 5.0) according to the OCP is 

to satisfy the needs of the diverse household types and incomes by developing sustainable 

neighbourhoods that offer quality living environmentscvi. As well, section 17.0 of the OCP, Social 

Development, includes a policy on housing needs in which the City states they will “continue to monitor 
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the supply and demand for housing, including the need for supportive and affordable forms of housing 

that are not being met by the private sector.”cvii  

Since the first comprehensive Housing Business Plan in 2008, Saskatoon continues to build on the 

successes accomplished in the 5-year period between 2008 and 2012cviii. Saskatoon’s current Housing 

Business Plan is a strategic plan that guides the growth of the city over a 10-year period from 2013-2022cix. 

As affordable and attainable housing plays a large role in the growth of the city, the strategic plans sets 

out the following goals that the City aims to accomplishcx: 

 Implement the City’s Housing Business Plan;  

 increase the supply and range of affordable housing options; 

 ensure that policies encourage a mix of housing types across the city (i.e. ownership vs. rental); 

and 

 create a sufficient supply of appropriate and affordable housing 
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Project Concept 
Recognizing the urgent need for better options, OUTSaskatoon has put forth a proposal for an affordable 

housing project, targeted at low income LGBTQ youth in Saskatoon. Although Saskatoon’s acceptance of 

LGBTQ individuals has grown steadily over the years, there is still a clear presence of extreme hardship, 

primarily in areas where homophobia and transphobia intersect with poverty, social exclusion, and job 

insecurity. These social determinants of health often result in high rates of mental health problems, 

addictions, housing insecurity, and homelessness within LGBTQ youth and adults. Those that attend 

OUTSaskatoon’s counselling sessions, social support groups and programming, report feeling less isolated 

and excluded due to discrimination towards LGBTQ youth in all aspects of life.  

There are presently no shelters and/or group housing facilities focusing on the needs of LGBTQ youth in 

Saskatoon. Some organizations and community partners focus on training their staff to create a safe and 

positive space, keeping the distinct needs and concerns of LGBTQ youth in mind. However, LGBTQ youth 

continue to experience homophobia and transphobia at the hands of others living in those homes. As well, 

deeply ingrained assumptions about heterosexuality and gender norms (heteronormativity) ensure that 

many housing facilities are divided into boys houses/rooms and girls houses/rooms. The assumption 

about heterosexuality and gender norms can be difficult to negotiate for transgender youth, and often, 

service providers make decisions on what “gender” a youth fits into, rather than allowing the individual 

to self-identify.  

Nearly all representatives from facilities OUTSaskatoon contacted such as EGADZ, QUINT, Ranch Ehrlo, 

and the Saskatoon Tribal Council, were quick to estimate between 30% and 60% of youth in their homes 

identified as LGBTQ or questioning, and indicated a lack of support for the needs of this group. 

Furthermore, all homes OUTSaskatoon contacted confirmed the belief that two spirit and indigenous 

queer youth are at greatest risk of housing insecurity in Saskatoon. As well, informal conversations with 

LGBTQ youth who access OUTSaskatoon indicated that 40% of all youth who attend our Rainbow Coffee 

Youth Group have had to, or are currently couch surfing, living with a relative other than their parents, 

live in a group home, access social assistance, or live on the streets. A loose calculation based on anecdotal 

evidence and disclosures of the youth themselves places an estimate of 48 youth overall that are currently 

in need of safe, affordable, and secure housing.    

To address the lack of appropriate and affordable housing for low income LGBTQ youth in Saskatoon, 

OUTSaskatoon is proposing “Coming Home: LGBTQ Youth Housing Project”. This project consists of 

acquiring a residential home with at least 6 units in a suitable location for the target population’s needs. 

The units will be rented out to 16-17-year-old LGBTQ youth at an affordable price, and will include a room 

for one live-in mentor. The goal of the housing project is to not only provide at-risk individuals with an 

affordable safe space to live, but to also provide them with the support services needed to address the 

high rates of addictions and mental health problems experienced by the target population.  

The project will be designed to foster OUTSaskatoon’s mission, which is to create a community that 

includes, values, and supports people of all gender identities, expressions, and sexualities.  
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Meeting the Needs of LGBTQ Homeless Youth 
LGBTQ youth experiencing homelessness unanimously deal with violence, discrimination, poor health, 

and needs that are not being met by the shelter system. The lack of emergency youth shelters in the city 

results in a high proportion of youth, including LGBTQ youth, who have difficulty finding a place to sleep 

at night. OUTSaskatoon discovered that 40% of those who attend their youth group have had to or are 

currently couch surfing, living with a non-relative, live in a group home, or live on the streets.  

Secure shelter is not a luxury; it is a basic human need. The process of accessing a youth housing facility 

itself, is a barrier for many youths in need of securing shelter. A survey in the United States discovered 

that 50% of youth were hesitant to access services because they were afraid of being turned over to police 

services, their parents, or child and family servicescxi. These potential consequences are not desirable 

when youth have conflict in their homes, which is especially common for LGBTQ youth, or negative 

interactions with justice systemscxii. Therefore, the survey found that only 15% of youth were able to find 

emergency shelter on their owncxiii.  

On top of shelter, this population requires food, clothing, hygiene items, financial security, health care, 

counselling, and life skills/employment training, but some youth housing facilities experience difficulties 

delivering these needs. Many homeless youths rely on extended family or friends to help them with 

necessities such as financial supportcxiv. However, LGBTQ youth who are unable to receive support from 

their families due to homophobia and transphobia are required to meet their needs independentlycxv.  

An LGBTQ youth home should entail the following characteristics: 

 Affordable units, 

 Fosters a sense of community, 

 Comprised of well trained staff who have knowledge about, and have experience working with 

the LGBTQ population, 

 Staff who are sensitive and inclusive of the youth’s identity, 

 Includes a live in mentor who will provide: 

o Mentorship, life skills, coaching, counselling, and group support due to the high rates of 

addictions and mental health problems within the target population, and 

 Located in close proximity to public transit, community services, and other amenities to promote 

independence of the residents. 

OUTSaskatoon recognizes the existing units in the city are not entirely suitable for this population, and an 

LGBTQ-specific home will satisfy the basic need for safe and accepting housing. 
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Project Goals and Objectives 
The main objectives of this project are: 

 To create a residential facility that is welcoming and fosters a sense of community while at the 

same time providing privacy for each occupant;  

 To provide affordable housing for lesbian, gay, bisexual, and transgender youth aged 16-17 in the 

low income bracket; and 

 To provide additional services including a meal plan, mentorship, life skills coaching, counselling 

and group support due to the high rates of addictions and mental health problems within the 

target population. 

The project has established the following goals: 

 Location: The location of the proposed project has yet to be determined. However, upon selecting 

a location for the home, OUTSaskatoon prioritizes a close proximity to public transit, community 

services, and other amenities to promote independence of the residents. Survey respondents 

identified City Park as their top neighbourhood of choice to live in, along with Caswell Hill, Nutana, 

and Buena Vista. 

 Design: The design of the building will be modest, enhance the privacy of tenants, and include 

common spaces that build a sense of community. The common facilities will allow residents 

engage each other in conversation, hobbies, and other activities within an indoor environment 

which is safe and accessible for those with reduced mobility.   

 Target Tenant Group: This project will provide housing for lesbian, gay, bisexual, and transgender 

youth aged 16 and 17.  Housing will consist of individual rooms for each tenant, with shared living, 

cooking, and eating areas.  OUTSaskatoon anticipates that their target population will have 

income levels under $21,000/year and intend to provide additional services including mentorship, 

life skills coaching, counselling and group support due to the high rates of addictions and mental 

health problems within the target population. 

 Live-in Mentor: To better meet the needs of those in the home, the inclusion of a live-in mentor 

will provide life skills training/support, peer support, career and educational counselling, in-house 

programming, and meal planning. The budget for the live-in mentor is minimal in comparison to 

the benefit it will provide, and will be covered by a fee-for-service relationship with the Ministry 

of Social Services. Staffing procedures and house policies will be based on best practice, youth-

first models as identified by consultations with other youth-focused housing organizations and 

MSS, and through consultations with similar initiatives in other cities. 

 Financial:  The project must promote fiscal prudence with a low level of risk.  This includes: 

o A rate of return on the investment that takes into account housing affordability, while 

providing a rental revenue source that pays financing charges and has potential to sustain 

funding for programs offered by OUTSaskatoon. 

o Proposed rent per unit in the building will be $950/ month. 
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About the Proponent 
OUTSaskatoon is a community-based organization serving LGBTQ people in Saskatoon and surrounding 

areas for 25 years. The organization started with two volunteer staff members in 1991 providing peer 

support, in person and over the phone, to LGBTQ people of all ages regarding their experiences with 

homophobia, transphobia, social exclusion, and other forms of discrimination. Today OUTSaskatoon has 

a staff of seven and works with more than 8,000 individuals every year, providing them with counselling, 

education, testing, support groups, meals, sexual health testing, and drop-in support. 

 

OUTSaskatoon regularly works with around 150 LGBTQ youth between the ages of 12 and 24 through an 

after-school drop-in program called Rainbow Coffee. In conversations with those that attend weekly 

programming, more than 75 have directly experienced housing insecurity or are living at another 

relative’s home, rather than with their parent(s) due to their gender identity and/or sexuality. As well, 

the staff have heard many first-hand stories about the problems these youth encounter when accessing 

existing housing services in the city. For example, there are a number of housing organizations that are 

unwelcoming to LGBTQ people, or do not recognize the need for LGBTQ-specific knowledge, care, and 

policies. Many LGBTQ youth are turned away from these organizations, while others are mis-gendered 

and placed in unsafe rooms or living situations. 

 

Today, OUTSaskatoon is the largest and longest running LGBTQ community centre in the province, and 

over the last 25 years has built a reputation as a knowledgeable, supportive, and adaptive organization. 

Demonstrated through letters of support, and an extensive network of collaborators, it is clear that 

OUTSaskatoon has cultivated the mutual respect of many other service providers in the city. When 

looking at the strong need for safe and inclusive housing for LGBTQ youth, it is clear that OUTSaskatoon 

has the expertise and lived experience needed to represent the target population, as well as the 

capacity to deliver support services to the home through existing programming. More specifically, 

OUTSaskatoon’s Outreach and Support Services Coordinator provides counselling and navigational 

support to many of the youth that attend Rainbow Coffee, the Two Spirit Elder works with Two Spirit 

and LGBTQ Indigenous youth as they navigate the dual categories of sexuality and culture, the Youth 

and Education coordinator regularly provides youth-focused education on sexual health, anti-racism, 

leadership skills, and health and well-being, and last but not least, OUTSaskatoon has just hired a Youth 

Worker who will be starting in September 2016 in order to provide additional support to LGBTQ youth. 

 

OUTSaskatoon is governed by an invested and experienced board of directors, fully in support of this 

project. The “Coming Home” advisory council is made up of staff and board members, including 

OUTSaskatoon’s Executive Director, Youth and Education Coordinator, Two Spirit Elder, Outreach and 

Support Services Coordinator, Board Chair, Board Secretary, and a Board Member at large who is an 

RSW with the Abilities Council. This advisory council will make decisions about the home in terms of 

design, location, practices and procedures, and will ensure the financial procedures, staffing, and 

programming for the house are well-governed and competently delivered. 
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At every stage of planning and operations, OUTSaskatoon commits to a vision of a supportive, inclusive, 

and safe community for people of all gender identities, expressions, and sexualities. As other 

jurisdictions across Canada recognize the need to respond to LGBTQ youth homelessness in meaningful 

ways—whether through building a shelter in Toronto, working to start a group home in Edmonton, or a 

collaborative LGBTQ foster-parenting network in Calgary—Saskatoon has the opportunity to step up as a 

leader in this important work.  
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