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Advocate & 
amplify the 
rural voice

ALBERTA 
RURAL 
DEVELOPMENT 
NETWORK

We provide:

Innovative tools 
and resources

Expertise & 
capacity 
building

Help Access 
funding

ARDN is a not-for-profit group that 
offers community-social 
development services on a 
cost-recovery basis.



ARDN’s 
INITIATIVES



WHAT WE HEARD FROM RURAL 
COMMUNITIES IN 2015

“We can’t do 
this alone”

“What are 
the steps?”

“We need 
affordable housing. 
We are ready and 

willing- we just 
need to know 

how.”

“It’s nearly 
impossible to build 
affordable housing 

in rural 
communities”

“How do we 
engage 

governments 
effectively?”



Supporting communities in their effort to 
build affordable housing that will be 
financially sustainable.

Redefining how people 
think, feel about, and 
create affordable 
housing

Create a model for developing 
affordable housing

Redefine how people feel about 
affordable housing 

Create financially sustainable 
projects

SUSTAINABLE 
HOUSING 
INITIATIVE (SHI)

www.housingredfined.ca

http://www.housingredfined.ca


COMMUNITIES
WE HAVE 
WORKED WITH 
IN ALBERTA

1. Boyle
2. Banff
3. Camrose
4. Coalhurst
5. Crowsnest 

Pass
6. Drayton Valley
7. Fort Macleod
8. Fort Mckay
9. Fort 

McMurray
10. Fort 

Saskatchewan
11. Jasper
12. Lac La Biche
13. Lloydminster

13. New Sarepta
14. Olds
15. Peavine 

Metis 
Settlement

16. Pincher 
Creek

17. Rocky 
Mountain 
House

18. Samson 
Cree 
Nation

19. Taber
20. Vulcan
21. Whitecourt

Apart from these, the 
Sustainable Housing Initiative 
(SHI) also has projects in 
Ontario and is actively 
supporting communities 
across Canada



THE 
COURTYARD 
PROJECT
YWCA BANFF
A 21,000 square foot, 3-story 
project that will feature 33 
affordable housing units 
and house ~78 people. 12 studio apartments

9 one bedroom apartments
6 two bedroom apartments
6 four bedroom apartments

33 AFFORDABLE 
RENTAL 

UNITS

YWCA Banff Courtyard conceptual renderings 



PROPOSED
AFFORDABLE 
HOUSING 
PROJECT
WHITECOURT
A 41,905  square foot mixed-unit 
project that will house up to 64+  
people. This project will have a 
second-hand store, daycare, 
common area, and admin space 
to offset operational costs.

20 second stage/transitional units
12 affordable rental units
10 market rental units

42 MIXED 
MARKET 

UNITS

Whitecourt, AB Entrance



PHASE 2
Design Module

PHASE 1
Pre-development 

Feasibility 
Module

PHASE 3
Securing Funding 

and Financing

Understanding 
the need and 

proving 
viability

Visualizing the 
project and 

creating 
impact

Paying for 
the 

project

OUR 
PROCESS



Step-By-Step Guide 
to Developing 

Affordable Housing
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STEP-BY-STEP 
GUIDE TO
DEVELOPING 
AFFORDABLE 
HOUSING

ARDN provides: 
● Consulting for pre-development
● Help access potential funding
● Project management and underwriting
● Provide overall project consultation 

and plan development

Available in 
English and 
French

Request 
your free copy at 

housingredefined.ca

Developed for anyone in Canada!

https://www.housingredefined.ca/


INTRODUCTION & OUTLINE

Step-By-Step Guide 
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Affordable Housing



LEGAL 
DISCLAIMER

ARDN developed this Step By Step Guide On Developing 
Affordable Housing as a reference tool for communities. 
Housing development is a complex process involving 
many stakeholders, so we encourage your organization 
to contact ARDN for advice and support early on in the 
process. Unless ARDN is contacted by interested 
organizations prior to developing affordable housing and 
ARDN endorses the method being followed through 
explicit written consent, communities that develop 
housing using this guide cannot use ARDN’s name in their 
reports, nor will ARDN be held responsible for the 
outcomes, including but not limited to the data collection, 
analysis, interpretations or recommendations.
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PURPOSE OF 
THE GUIDE

The purpose of this Guide is to be a resource for 
individuals and groups who want to develop, build, 
and operate affordable rental housing. The guide 
is for individuals and organizations who:

● Want to develop affordable housing but don’t know where to start;
● Have land or an idea for a project but aren’t sure what steps to take;
● Are looking for ways to utilize their available land inventory;
● Want to help families who can’t afford the cost of housing; and
● Are trying to respond to market pressures or meet specific housing 

needs.



STEP-BY-STEP 
GUIDE TO
DEVELOPING 
AFFORDABLE 
HOUSING
How the guide is organized



PROJECT CONCEPT
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WORKSHEET # 1
IMPORTANCE OF 
DEVELOPING A 
PROJECT 
CONCEPT
Developing a project 
concept is kind of like 
getting ready to buy a car



QUESTION 
No.  1

Who are we going to provide housing for (seniors, 
families, youth, women, Emergency shelter, second 
stage shelter, transitional housing, Co-op housing, 
affordable rental, affordable ownership)? 

Example:
Affordable rental housing for individuals and young 
families.



QUESTION 
No.  2

What do we envision the new project will be? 

Example:
Number of units:  25 units

Type of units:   
Affordable Units: 6x Studio, 5x One Bed, 5x Two Beds. 
Market Units: 5x One Bed, 4x Three Beds

Size of units: Affordable Units: Studio - 310 sq.ft, One Bed - 465 sq.ft, Two Beds - 
620 sq.ft.
Market Units: One Bed - 465 sq.ft, Three Beds - 775 sq.ft

Commercial space:
No commercial units in this development

Office space:
No office spaces in this development

Common space:
No common spaces in this development

Number of storeys:
Two Storeys

Accessibility considerations:
3 accessible units

Other details:
As applicable



QUESTION 
No.  3 & 4

Where will the new development be located, do we 
own land (have you had it appraised?), or is there land 
available (have you spoken to a real estate agent, do 
you have a list of potential properties?), and do we 
have cash to purchase it (have you gone to the bank 
to discuss potential mortgage financing?)

Example:
We own a parcel of land that was gifted to us by the town, 
which has been appraised at $1m

When do we want the building to be built by?

Example: 
By May 2024, ~4 years from now



FINDING 
SUITABLE 

LAND

It is recommended to consider the following factors:

● Size of the proposed development
● Parking requirements
● Proximity to amenities (i.e. grocery store, transit, health 

services, etc.)
● If the property is in line with the community’s Municipal 

Development Plan, and/or Land-Use Bylaw, or will it 
require rezoning

● Development constraints (i.e. contamination)
● How this property relates to adjacent properties 
● A reasonable purchase price that makes the project 

feasible



QUESTION 
No.  5

What are the main reasons we have decided to 
explore developing affordable housing? Are there 
other organizations addressing this housing need 
in our community? 

Example:
We have observed a need for housing in our community. 
We have very low vacancies, and waiting lists for 
affordable housing. We have an organization in our 
community providing seniors housing and some 
affordable housing but the units are all over 15 years+ old 
and in disrepair, and there is a shortage of housing.



QUESTION 
No.  6

How have we identified the need, and is there a 
need for a new development?

Example:
Waiting lists for housing, many families and individuals 
accessing support services. We also have a needs 
assessment from 5 years ago identifying a large need for 
affordable housing, which needs to be updated.



ORGANIZATIONAL READINESS
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WORKSHEET # 2
ASSESSING 
ORGANIZATIONAL 
READINESS

It is critical to ensure your 
organization is ready to 
undertake the development 
and the risk that comes with it

1. Organizational Structure 

2. Board and Team Development

3. Project Planning & Management  

4. Financial Management & 
Capacity 

5. Final Assessment  

 
 





SCORING 
CRITERIA



ASSESSMENT 
OF PROJECT 

IMPACT

Summarize what the overall impact of 
taking on an affordable housing 
development will be on your organization?



STEP-BY-STEP 
GUIDE TO
DEVELOPING 
AFFORDABLE 
HOUSING
Guide Organization



MARKET RESEARCH
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NEEDS & 
DEMAND 

ASSESSMENT

● StatsCan Data (population, income, housing costs etc.)
● Rent & Vacancy data, either from CMHC or another source 

more local to the region
● Affordability thresholds as defined by local, provincial or 

federal government
● Waiting lists for affordable and/or social housing
● Strategic Plan for the local municipality
● Health data from the appropriate source given your 

location. The relevant data from this source is: population 
projections, deaths, births etc.

● Information provided by the local community, especially 
those working in social services

● Local municipal land use planning information
● Research reports that talk about population projections 

and housing needs specific to your target group.



STUDY AREA 
& REGIONAL 

CONTEXT

● Location of the Community
● The Local Economy
● The Local Housing Situation
● Population
● Mobility Status
● Population Growth and Age Distributions
● Distribution of Household Types
● Household Income
● Industrial Mix and Fields of Study



HOUSING 
SUPPLY & 
DEMAND 

ANALYSIS

● Owner and Renter Proportions
● Structure Types in the Community
● Rent and Vacancy Rates
● Income Thresholds for Affordability



HOUSING 
GAP 

ANALYSIS

● Housing Suitability
● Housing Affordability
● Gap Analysis / Core Needs Estimation



PROJECT FEASIBILITY
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PROJECT 
FEASIBILITY

There are various types of feasibility analysis that need 
to be considered:
● Community Feasibility
● Options Feasibility
● Land Feasibility
● Financial Feasibility



The “Building Program” of a project refers to how many units there will be and which type of units they will be. It also describes the 
square footage of units, the rent per unit, and the rent per square foot of units.

The table on the left describes some totals for the building. “SF for 
Leasable Units” is the same as the Total Square Footage of Units. It 
is the amount of square footage that can generate revenue by being 
rented. “Gross Residential SF” adds the square footage of leasable 
units with parts of the building that cannot be leased, like gaps 
between rooms. Adding Gross Residential to the square footage of 
things like stairways and corridors gives us the total square footage 
of the building. For parking, 1 stall per unit is assumed.



The “Tabulation of Costs” is a breakdown of the 
costs of the project. There are two main categories: 
soft costs and hard costs. Soft costs are costs related 
to the development but not actually construction 
work, whereas hard costs are costs directly related to 
construction. We have used averages in this example 
to reflect approximate costs.

There are different methods that can be used to 
estimate the cost of your project.

One is to see the cost of similar developments and 
use that information to estimate the cost of your 
project. Another method is to use available resources 
which present ranges and estimates on the costs of 
different types of projects. An example is the Altus 
Cost Guide published by Altus Group. Note that these 
costs often do not include soft costs, required 
infrastructure development, permit fees, offsite 
levies etc. It is possible to substantiate some of this 
missing information by adding costs based on 
specific quotes or estimated ranges.



The “Rent Roll” is a description of the rental revenues 
of the project. As certain units are discounted from 
market rates, the table below lets you change how 
heavily discounted you want something to be.



The “Operating Statement” 
breaks down the revenues and 
costs related to operating the 
building. Rents are an example 
of operating revenue and 
salaries are an example of 
operating expenses.





The “Capital Budget” breaks down how the project is funded. 
There are two main sources: Equity and Debt. Equity is funds 
provided by government, grants, the client, or other sources not 
requiring payments. Debt is usually a bank loan or loans from other 
lending organizations. If you have available equity for the project 
such as land or cash, insert the values below.

The amount of debt that a project should take on is an important 
discussion and will both determine the feasibility of the project as 
well as the eligibility of funding. While it is tempting to ask for the 
majority of the project costs from funders, it is unlikely to happen 
and does not convey the image of a sustainable project. Funders are 
more likely to fund a project which shows that it is sustainable 
without an overly large contribution. This means that, all else equal, 
a project which can support 50% of its development cost as debt is 
more attractive to funders than a project which can only support 5% 
of its development cost as debt.

Increasing the amount of debt that your project can carry is a 
function of various other metrics such as rent, construction costs, 
operational costs etc. The project should be revised and reformed 
to ensure that the most amount of debt possible can be supported. 
As an example, for previous ARDN housing projects, the goal has 
been to see projects require less than 30% of its total development 
cost in capital funding. The remaining 70% should be allocated 
between guaranteed equity sources and debt. 



The “Mortgage Summary” provides financial information regarding the mortgage for the modeled project based on all of the information and 
assumptions inputted into the model. It provides some financial ratios as well as a break-down of the mortgage in terms of interest vs principal 
payments.



A “Sensitivity Analysis” should be done 
when you want to know how a value 
changes when a related value changes. 
For example, how well does your project 
cover its debt obligations as project costs 
increase.

Here we do a sensitivity analysis of DCR 
by vacancy. This analysis will tell us how 
well we can cover debt obligations at 
different levels of vacancy. In the table on 
the left, the top left number is the 
“break-even point” and describes the 
value of the metric at which the DCR is 1.



The “proforma” is a projection into the significant future that 
demonstrates the long-term feasibility and strength of the 
development. It is effectively an operating statement from the first 
year of operations to a later year of operations, typically covering a 
25 or 50 year span. In addition to the details from the operating 
statement, the proforma also includes: 

● The Debt Coverage Ratio (DCR): This is determined by 
dividing the Net Operating Income (NOI) by debt payments 
and it tells the reader whether or not the revenues are 
covering debt expenses. 

● The Cash Flow: This is NOI minus the debt payments. It is 
the amount of cash left on hand at year end. 

● Asset Value: This describes what the development is worth 
by year end. 

● The Total Accumulated Replacement Reserve: The amount 
of money put aside for building maintenance. Calculated by 
adding all previous reserve contributions to the new year’s 
reserve contribution. 

● The Total Ending Surplus: The cumulative cash on hand. 
This is calculated by adding cash flows from all previous 
years to the current year’s cash flow. 

● The Ending Reserve and Surplus: The sum of the 
accumulated reserve and the total ending surplus. The 
Growth in Revenues and Expenses: Describes the assumed 
growth of revenues and expenses. 







BUSINESS CASE
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STEP ONE
STATING THE 
CORPORATE 

PROFILE

Corporate Profile
● History
● Mandate (Mission, Vision, Values)
● Organizational chart



STEP TWO
STATING THE 

PORTFOLIO 
PROFILE

Portfolio Profile
● Operations
● Programs



STEP THREE
PROVIDING 

INSTITUTIONAL 
CONTEXT

Institutional Context
● Role in Providing Housing
● Stakeholder Relationships



STEP FOUR
PLAN 

DEVELOPMENT

Plan Development
● What work has been done? Who did it?
● What is to be done next?



STEP FIVE
ENVIRONMENTAL 

SCAN

Environmental Scan
● Housing Need Context
● Affordable Housing Continuum



STEP SIX
FINANCIAL PLAN 

& FORECASTS

Financial Plan and Forecasts 
● Building Program Breakdown
● Project Cost Breakdown
● Capital Budget Breakdown
● Proforma

Interest rate of x% amortized over x years with debt coverage 
ratio (DCR) of x with a replacement reserve of x% (~$x yearly) 
of effective gross income (EGI) and showing  ~$x in positive 
cashflow in the first year with increase on the DCR and cash 
flow year over year. At year 10 we project the DCR will have 
improved to ~x with ~$x in positive cashflow. 



● For interest rate go to: 
Capital Budget Sheet, Cell B50

● For amortization go to: 
Capital Budget Sheet, Cell B51

● For DCR go to:
Year 1 - 5 Sheet, Cell B40

● For replacement reserve % go to: 
Operating Budget Sheet, Cell C39

● For replacement reserve $ go to: 
Operating Budget Sheet, Cell B39

● For Cash Flow go to: 
Year 1 – 5 Sheet, Cell B41

● For Year 10 DCR go to: 
Year 6-10 Sheet, Cell F40

● For Year 10 Cash Flow go to: 
Year 6 – 10 Sheet, Cell F41 

STEP SIX
FINANCIAL PLAN 

& FORECASTS
(CONT.)



● Reiterate the opportunity, highlight the key 
strengths of your plan, summarize your vision, and 
remind the reader why your project will be 
successful. 

● Identify a clear call to action depending on the 
target audience; if it is for funders to read, the call to 
action is request for the funding required to move 
the project forward, and the return on investment.

STEP SEVEN
CONCLUSION



● The most important reason to include an 
executive summary is that in many cases, it is the 
only thing the reader will read.

● Summarize each section in the same order in 
which the items are presented within the full 
business case.

● Think about your core strengths. Ask yourself what 
differentiates your project from the hundreds of 
other affordable housing projects.

FINAL STEP
EXECUTIVE 
SUMMARY



STEP-BY-STEP 
GUIDE TO
DEVELOPING 
AFFORDABLE 
HOUSING
Guide Organization



We are conducting workshops across Canada 
that takes a hands-on approach to the Guide to 
better inform communities and organizations.

This workshop uses the Guide to lead groups 
through the affordable housing process for a 
specific, attendee-chosen, project.

Keep an eye out for SHI workshops across 
Canada!

SHI Workshops 
Across Canada● Prince Rupert

● Halifax
● Ottawa
● Lethbridge
● Winnipeg
● Yellowknife
● Quebec City



Visit our website housingredefined.ca to 
request access to our Step-By-Step Guide to 
Developing Affordable Housing.

Follow the guide to start developing your own 
project. If you do not have the capacity then 
connect with the SHI to help you find a way to 
complete all pre-development work and access 
funding.

POSSIBLE NEXT 
STEPS FOR YOU

● Project Concept 
● Organization 

Readiness Assessment 
● Needs Assessment 
● Financial Analysis 
● Business Case

https://www.housingredefined.ca/


JASON TAKERER - CMHC

NAC ADVISORY 
COMMITTEE MEMBER 

TO SPEAK



THANK YOU
Asad Bhatti

Manager 
Capital 

Funding
asadb@ardn.ca

780.802.6706

 Zain Abedin
Director 

Community 
Development

zaina@ardn.ca
780.893.3457

mailto:asadb@ardn.ca
mailto:zaina@ardn.ca

