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November 23, 2022 
 
City Council 
City of Edmonton 
1 Sir Winston Churchill Square  
Edmonton, AB T5J 4R7 
 
 
Re: City of Edmonton 2023-26 Proposed Budget 
 
Dear Mayor Sohi and Members of Edmonton City Council, 
 
The Urban Development Institute – Edmonton Metro (UDI-EM) represents 
160+ member companies that are instrumental in developing commercial, 
industrial, residential, and institutional projects in both greenfield and infill 
contexts and have been successfully building communities to house 1 million 
residents across Edmonton’s diverse neighbourhoods for the last 100 years. 
Each year, the development industry contributes to economic growth through 
millions of dollars in private investment, job creation, and improvements to 
the built environment. Additionally, our members devote thousands of hours 
of their time in providing expertise and insights on Edmonton’s policy and 
regulatory improvement efforts. 
 
As your city building partners, we recognize the significant and difficult 
decisions that are before Council as part of the upcoming 2023-26 budget 
deliberations. Given the volatility of our current economic climate, it is critical 
that the budget cultivates a business-friendly environment, positioning the 
City of Edmonton as a competitive and welcoming place that supports 
affordability, economic development, and ongoing growth.  
 
Prioritize Economic Development and Talent Attraction 
Edmonton’s City Plan presents a clear strategy to grow from 1 to 2 million 
people over the coming decades and a blueprint for diverse development 
opportunities across the city. With this population increase contemplated, 
affordability will be key to offering choice and opportunity to all who will call 
Edmonton home. We ask Council to focus on priorities that catalyze 
economic development and talent attraction and retention for the future. 

 
As an example, due to the current relative affordability in the region, there 
has been a market increase in industrial real estate and development 
throughout the Edmonton Metropolitan Region. Uptake has been unevenly 



 

2 
 

distributed, though, and non-residential development is occurring more 
robustly outside than inside Edmonton’s borders. If costs continue to escalate 
and new development opportunities are not opened up within the city, there is 
a risk that these development opportunities may be further capitalized on by 
the surrounding municipalities. This matters because growing the non-
residential tax base is critical to Edmonton’s fiscal sustainability and capacity. 
Without ongoing private sector growth there will not be an opportunity to fund 
future public sector priorities. 
 
Focus on the Core Mandate of the City 
The City of Edmonton currently has 73 lines of business which include a 
spectrum of activities from major infrastructure projects to complex social 
services. Keeping increasing costs in mind, difficult questions must be asked 
about what constitutes the core mandate of the City and what lines of 
business it should be in, and to what extent. Are services currently being 
provided that are within the purview of other orders of government? Are we 
creating inefficiencies by duplicating programs and services that are currently 
offered by non-profit sectors? Are we unnecessarily competing with or limiting 
opportunities for the private sector? These are tough yet crucial questions 
that should be scrutinized and discussed during the upcoming budget 
deliberations.  
 
Get the Basics Right 
A clean, vibrant, safe, and prosperous downtown is crucial to Edmonton’s 
success. While only comprising 1% of the city’s land mass, downtown 
contributes almost 10% of the City’s tax base. Furthermore, a healthy and 
energetic series of main streets and town centres, city-wide, act as a calling 
card to investors and residents alike. It is no secret that Edmonton’s core 
neighbourhoods have been negatively impacted by the Covid-19 pandemic. 
Issues of safety, cleanliness, and the slow return of office workers has 
created an environment that is in dire need of rejuvenation and reimagination. 
During the upcoming budget deliberations, improving the condition of the 
downtown is a particularly important area where Council can focus on 
tangible and concrete solutions that will ultimately grow business confidence 
in our city and benefit all Edmontonians. 
 
Maintain Edmonton’s Affordability 
The City of Edmonton currently offers an affordability advantage in 
comparison to other major municipal centres within Canada. However, this 
advantage is precarious as marginal increases can significantly impact 
affordability – particularly as interest rates and inflation are the highest we 
have seen in a generation. 
 
In fact, a recent research study (attached) found that an increase of $10,000 
to the purchase price of an entry level home prices 7,591 households out of 
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the market. Increasing costs – often associated with municipal regulations, 
policies, standards, timelines, levies and fees, and property taxes – can all 
erode affordability. To ensure that Edmonton remains an affordable and 
competitive municipality that attracts people, jobs, and investment, it is 
important that Council remains cognizant of the material impact of increasing 
costs during the 2023-26 budget deliberations. By supporting healthy market 
growth and ongoing development while keeping city costs low, Council can 
help keep costs for individual families low, in turn, and this adds up to a clear 
advantage for Edmonton overall. 
 
Moving forward 
It has been a challenging few years for Edmonton, and homeowners and 
businesses are still in a fragile state. Through public engagement, 
Edmontonians shared their perspective that Council should consider the 
financial risks and burdens that tax increases will place on individuals and 
families. Our industry encourages Council to ignite new development 
opportunities, focus on the core mandate of the city, and maintain the basic 
services needed to support Edmonton’s ratepayers without increasing the 
burden further.  
 
As the most significant single contributor to Edmonton’s economy, the real 
estate sector extends an invitation to Council and Administration to tap into 
our industry’s significant expertise to grow our economy and support a robust 
investment climate. The upcoming four-year budget presents a key 
opportunity for City Council to support the generation of more wealth, 
prosperity, and fiscal sustainability within our community. We urge Council to 
identify and implement concrete cost savings in both the operating and 
capital budgets while improving the core conditions that will enable our city to 
thrive. We look forward to working with you to achieve these goals. 
 
 
Sincerely, 

 

Kalen Anderson 
Executive Director, UDI-EM 
 
 
Attachment: “Housing Everyone: Impacts of Increasing Costs to Housing 
Affordability” 
 
Copy:  Office of the City Clerk 
 Andre Corbould, City Manager 
 UDI-EM Board of Directors 



Housing Everyone
Impacts of Increasing Costs 
to Housing Affordability
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Currently, the Edmonton
Metropolitan Region has
an affordability advantage in
comparison to other major
municipal regions within Canada.
However, this advantage is
precarious as marginal increases in
costs can price out a significant
number of potential home buyers.

The Urban Development Institute – Edmonton Metro (UDI-EM) engaged 
in a study to examine the impacts of increasing costs on affordability and 
subsequent challenges for first-time homebuyers entering the housing 
market. This research examined the number of households priced out of 
purchasing an entry-level home ($400,000) through price level increases 
ranging from $10,000 to $50,000.

$400,000$98,416 
MINIMUM HOUSEHOLD 
INCOME REQUIRED
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Increased costs erode affordability, 
thereby increasing pressure down along the 
affordability continuum. Costs are often 
associated with municipal regulations, 
policies, standards, and permitting timelines. 
To ensure a competitive and welcoming region that supports 
affordability, it is imperative that elected officials and administration 
create a business-friendly environment that provides a clear and 
predictable picture of development requirements, timelines, and 
costs to ensure speed-to-market. This is a critical time that calls for 
public and private sector partnership to identify solutions that enable 
attainable housing that meets market demands.

An increase of 
$10,000 to the 
purchase price 
of an entry level 
home prices 7,591 
households out of 
the market.

With an increase 
of $50,000, 
36,998 or 6.7% of 
Edmonton Metro 
households would 
be priced out of 
the market.

$450,000$110,383
MINIMUM HOUSEHOLD 
INCOME REQUIRED

permitting 
times + policies, 

standards

+ levies and 
fees

$410,000

permitting 
times

$100,577
MINIMUM HOUSEHOLD 
INCOME REQUIRED

+ policies, 
standards

+ levies and 
fees

2
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RESEARCH METHODOLOGY 1

UDI-EM engaged a third-party research consultant to conduct this research2. Statistics 
Canada provided UDI-EM with detailed income distributions (2021 Census of Canada), 
focusing on the Edmonton Metropolitan Area (CMA). These income distributions were 
based on the before-tax income that households reported to Canada Revenue Agency 
(CRA) on their 2020 T1 tax returns. The data provided income ranges for 548,625 
households with a median pre-tax household income of $96,000. 

UDI-EM chose a target price of $400,000 as a benchmark for an entry-level new home 
price. This value represents the purchase price of a typical new semi-detached unit 
based on market data provided by CMHC for the Edmonton CMA. In estimating the 
income required to purchase a $400,000 new home, an assumption of a minimum 
5% down payment, mortgage insurance premium, 35% debt service ratio and average 
taxes were made. Under these assumptions, the prospective buyers would need to 
qualify at the Bank of Canada 5-year fixed mortgage rate (6.14%, September, 2022) 
using the maximum 25-year amortization allowed by mortgage insurers.

Based on the above model, a household would require an income level above $98,416 
to afford a new home with a purchase price of $400,000, including GST.

Raising the price by $10,000 would increase the qualifying income to purchase by 
2.5% to $100,577. Within the Edmonton CMA, this price increase would leave 7,591 
households (1.4% of total) priced out of the market at the new price point. See the bar 
graph above for a visual representation of how the increasing price of a home impacts 
the (pre-tax) household income required to purchase.

All of these households would have to delay their purchase until they could increase 
their down payment and reduce their carrying costs.

The number of households who could no longer qualify at each price increment were 
estimated based on the revised qualifying income levels (based on the new price point) 
and where that value fell within the income ranges provided by Statistics Canada.

1  Data is available upon request.
2 Richard Goatcher has over 35 years’ experience as a housing market analyst in Manitoba and Alberta. He was 

employed by Canada Mortgage and Housing Corporation (CMHC) for over 25 years.

PRICE OF A HOME

INCOME REQUIRED
PRE-TAX

$110,000

$105,000

$100,000

$95,000

$90,000
$400,000 $410,000 $420,000 $430,000 $440,000 $450,000
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DISCUSSION

The Edmonton Metropolitan Region has a 
competitive advantage of attainable housing 
of all forms, great quality of life, and good 
paying jobs and opportunities. The region – one 
of the most-affordable major municipal regions 
in Canada – benefits from solid employment 
opportunities, a younger population, and 
increasing net migration (interprovincial and 
international). These factors all serve to drive 
housing demand. 

However, there are also a number of externalities to consider when contemplating 
increasing cost pressures.

With qualifying mortgage rates for insured loans having risen several times 
throughout 2022 – and with further increases expected in the months ahead as the 
Bank of Canada attempts to tame rising inflation – these rate increases will only 
serve to exacerbate the ability of households to qualify for financing. Additionally, 
recent and significant increases to the inflation rate along with increases to the input 
costs (i.e., supplies) have created significant upward pressures on housing costs.

To ensure that the Edmonton Metropolitan Region remains an attractive place 
for people to migrate to and from across Canada and around the world, both the 
public and private sector will need to pivot and adapt within a changing landscape 
of policies, processes, supply chain pressures, commodity prices, lending rates, 
inflation issues, and more.



The Urban Development Institute-Edmonton Metro (UDI-EM) is a non-profit, 
member-driven organization representing leaders in the land development 
industry in all communities throughout the Edmonton Metropolitan Region. 

Our members are development companies, planners, surveyors, architects, 
engineers, contractors, finance managers and others. Collectively, they build 
new neighbourhoods, ambitiously redevelop our urban core, develop commercial 
and industrial areas that enable new business opportunities, and create the 
parks and open spaces treasured by residents and visitors.

As city builders, we are united as champions of economic growth and are 
trusted, expert leaders in real estate development. UDI members shape 
municipal policy and regulations to support housing diversity, maintain the 
region’s affordability advantage, and attract talent and economic investment.
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