
2021 ANNUAL REPORT TO THE COMMUNITY

GROWING TOGETHER



 A YEAR OF 

TRANSFORMATION
Since 1977, our mission has been to provide 
Edmontonians with access to quality 
affordable housing. Over the years we have 
helped thousands of families find a place 
they love at a rent they can afford in one of 
our 1100+ rental units in Edmonton.

Yet in 2021 we took our efforts to a new 
level, making significant changes across our 
organization to grow our team, properties 
and impact in the community. 

A refreshed leadership team, vision and plan 
for success  helped sheppard in a new era at 
HomeEd, to the benefit of those we serve. 

“I now have a place for    
 my son and I that is 
 better than I could  
 have afforded 
 without HomeEd.”
   -Micheal



A MESSAGE FROM OUR

BOARD CHAIR
The last few years have been challenging ones for many 
Edmontonians struggling with COVID-19 and an economic 
downturn. This has made HomeEd’s work as Edmonton’s 
non-profit housing corporation more important than ever. 

In 2021 we took huge steps to increase our impact in the 
community. New leadership on the Board and in 
Management invigorated our growth plan and advanced 
our Shareholders’ interests in a way not previously 
achieved in our history. We were able to find another gear 
and start delivering greater value to Edmontonians.

But this is not the time to come off 
the gas pedal. We know there is 
much we can improve on and so 
many more we can help. While 2021 
was truly transformative, we expect 
2022 to be even better.

   -Ayaz Bhanji

A MESSAGE FROM OUR

EXECUTIVE DIRECTOR
Whether you knew it or not, for the last 44 years HomeEd has been instrumental in the lives of thousands 
of Edmontonians needing an affordable place to live. We have worked hard to satisfy the needs of our 
residents, staff, and stakeholders, while strengthening the fabric of of our community. 

Yet we know that Edmontonians need more from us. Too many families can’t afford a quality home in a 
neighborhood they love. Too many people lack a place to belong. While we won’t solve this challenge 
overnight, change requires bold action today. HomeEd is rising to the challenge and the steps taken this 
year are strong evidence of that. While there is much more to do, we are making progress by listening, 
learning and growing together. Better homes and brighter futures are on the horizon and we are sprinting 
towards them. We hope you will join us.

-Nick Lilley

BOARD OF DIRECTORS

Ayaz Bhanji     Michelle Wilsdon 

Jessa Kuchmak     Peter Jonkman
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Elliott Young



BETTER HOMES. 
BRIGHTER FUTURES.
HomeEd is where low to moderate income Edmontonians find the market-quality, affordable homes they 
need today, with the stability and services they need for a better tomorrow. Where staff are engaged in 
meaningful work with opportunities to develop. Where we are reimagining affordable housing in 
Edmonton, offering a blueprint for inclusive, sustainable communities.
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HomeEd now has a clear set of Key Performance Indicators that are indicative of our mission and vision. 
The following considerations reflect our priorities through the end of the year and into 2022.

 VISION



PRIORITIES

2020-2025 
BUSINESS PLAN
Our business plan provides a clear path to growing our impact in the community. While we continue to 
respond and adapt to changing circumstances, we remain committed to progress in the following areas:

PURSUING ACQUISITIONS & DEVELOPMENT
Strengthening our capacity and capability to secure and deliver new units to residents.

PROFESSIONALIZING PROPERTY MANAGEMENT
Enhancing our systems, policies and processes to improve efficiency and service.

PARTNERING FOR TENANT SUCCESS
Working with others to create greater opportunities and affordability for those we serve. 

ENHANCING PROMOTION & ADVOCACY
Telling our story and encouraging further investment in quality affordable housing.



PROGRESS

BETTER PROPERTIES.
We want Edmontonians to know that we take our commitment to quality seriously. This means investing in 
our properties and responding quickly to any issues. It also means expanding the supply of quality affordable 
housing by acquiring great properties or developing new ones. 2021 was a huge step forward in this regard 
with the following highlights:

$4.1 MILLION IN GRANT FUNDED UPGRADES
This valuable funding came with constraints to utilize it all by the end of 
2021. Against all odds we made it happen, completing simultaneous 
upgrades on 15 properties -all in just four months of construction!

80+ UNIT RENEWALS
We also invested in the renovation of numerous units that were not to our 
high standards. This major construction program will serve current and 
future tenants well. 

PARTNERING ON NEW DEVELOPMENT
A revision to our articles of incorporation this year enabled joint venture 
partnerships with private developers. While we did not break ground in 2021, 
you can expect some exciting projects to be announced in 2022.

PURCHASE 
OF 144 
TOWNHOMES

In December we 
welcomed the residents 
of Claremont Court in 
the community of 
Clareview. The $26.5 
million investment was 
our largest ever, clearly 
signalling our focus on 
preserving housing 
affordability for 
Edmontonians. 



PROGRESS

BETTER STORIES.
HomeEd has been one of Edmonton’s best kept secrets for too long. Listening and learning from our 
tenants has given us a better understanding of what they need and value. 2021 marked the start of a 
deeper effort to connect with our residents and the community around us, telling their stories and 
working to make their lives better everyday. 

TONS OF TESTIMONIALS
As part of our enhanced outreach to 
residents this year, we collected some 
heart warming comments on our impact 
in the community. A few of our favorites 
are included in this report.

“HomeEd is a phenomenal 
 rental company that has  
 improved our lives 
 significantly. We have a 
 very clean, safe, 
 affordable place that is 
 close to downtown which 
 is where we choose to live. 
 It's hard to find a deal like 
 that.”
 -Barry

REFRESHED BRANDING & WEBSITE
Through stakeholder engagement we learned that a fresh look 
would better represent the value we offer to the community. 
Our new website launched in November 2021, revealing our 
new brand and numerous user-friendly features to better 
support our tenants. 

SURVEYING TENANT SATISFACTION
Serving our residents with quality and care is our focus. We 
were delighted to learn from our residents  in August that:

     83% found us to be a good landlord 

    80% were satisfied with the value they get from 
           their residency

   



PROGRESS

BETTER SERVICE. 
With our sights further set on growth, we took important steps to improve operational efficiency, scale up 
our service, and create pathways for residents at all income levels to have a quality home.

REVISED MANAGEMENT STRUCTURE
We undertook a significant shift in our operations to improve the consistency, 
responsiveness and quality of our services. Our team is now structured into regional 
portfolios and offices with specialized staff to serve residents better.

QUICKER MAINTENANCE TURNAROUNDS
We made headway in having more consistent repair times for maintenance call-outs. Since 
monitoring began in September, completion times have shrunk to an 58 hour average, 
despite significant access limitations due to COVID-19.

DIGITIZATION 
& SYSTEM UPGRADES 
With COVID-19 limiting in-person interaction, we 
made progress in making our processes virtual. 
Following a detailed assessment of enterprise 
resource management (ERP) systems, we look 
forward to implementing our new solution in 2022.

STRENGTHENING OUR 
BASE OF CONTRACTORS 
We have a lot of work to do and having great 
contractors helps us make it happen. In 2021 we 
updated all our service agreements to ensure 
consistent standards, competitive pricing and 
greater flexibility in our delivery. 

MIXED MARKET 
RENTAL PRICING
We launched an innovative approach to setting 
rents at many of our properties at the end of 2021. 
Rates are targeted at 30% of household income, 
between our assessed market rate for the 
neighborhood down to 30% below market. 



PROGRESS

A BETTER EMPLOYER.
To achieve our ambitious goals, we need to attract and retain talented, growth-minded people. With 
over 50% of our staff members new to HomeEd this year, we are committed to keeping them happy, 
healthy and engaged. Here a few of the initiatives we undertook this year to make HomeEd a great place 
to work. 

SAFETY FIRST
COVID-19 remained top of mind for us all, but led us to reimagine our practices with 
the view of putting safety above all else. A reinvigorated Joint Worksite Health & 
Safety Committee is leading the charge to enhance our safety practices.

COMMITTING TO INCLUSION
In creating a sense of belonging for all, we need to understand the value of diversity 
and inclusion. An updated Respect & Inclusion in the Workplace policy and requisite 
training for staff helped establish a common understanding for our team.

UPPING OUR BENEFITS
After a comprehensive review of the marketplace, we upgraded our compensation 
and benefits program. We now have paid sick days, bereavement days, a day off 
every two weeks for personal wellness, and year end performance-based bonuses.

OPPORTUNITIES TO GROW
Our growth plan is not just about adding units. It is about ensuring staff are learning 
& developing. Every employee now has a performance & development plan and 
personal training budget to advance their skills and career. 

LEADING WITH VALUES. 
DRIVEN BY PURPOSE.
We strive to keep our values of Respect, 
Inclusion, Stewardship, Growth and Community 
at the heart of everything we do. Yet in 2021 we 
articulated and aligned on a deeper purpose that 
motivates us to show up every day:

BUILD FOR 
BELONGING



PROGRESS

INVESTING 
IN THE FUTURE 
With a healthy portfolio expansion 
fund in place, we started to put it to 
use in 2021. The end result  was a 
larger asset base than HomeEd has 
ever had, driven by our largest 
property acquisition ever and 
extensive capital upgrades. 

We ended the year with our highest 
gross revenue ever, while continuing 
to deliver significant rent subsidization 
to tenants. 

NET ASSETS $ 78,881,326  +49%

ASSET PURCHASES $ 26,564,752 >1000%

ASSET UPGRADES $ 2,451,765 +103%

GROSS REVENUES $ 12,929,017  +17%

RENT SUBSIDIZATION $ 3,180,598  

Note: Percentages beside Assets and 
Revenue totals above  reflect the change 
from 2020. Rent subsidization compares 
rent roll less vacancy for owned 
properties relative to potential revenue 
from 2020 CMHC average market rates.



PROGRESS

FINDING OUR STRIDE 
After establishing new key performance indicators at the midpoint of the year, we got to work determining 
and evaluating our baseline results relative to sector standards. We are proud of our results in 2021 amidst a 
year of change, but we know we have much more to do. In many ways, we are just getting started!

INDICATOR DESCRIPTION 2021 RESULT BENCHMARK

STAFF
ENGAGEMENT

% agreement: “I would you recommend HomeEd as a great 
place to work.”

73%
04/2021 survey

63% 
City of Edmonton
08/2021 survey

TENANT 
SATISFACTION

% agreement: “Are you satisfied with the value you get from 
your residency?”

80%
08/2021 survey

72%
Canadian Housing Survey
Affordable Housing Renters

RETENTION 
RATE

Average monthly retention rate YTD across all owned 
properties

81%
Since 10/2021

75%
2020 CMHC Average for 
Edmonton Rentals

WORK ORDER 
COMPLETION

Average time to complete a repair requested by a tenant YTD 58 Hours
Since 09/2021

48 Hours
Market Target

VACANCY 
RATE

Average monthly vacancy % across all owned properties 6.9% 7.2%
2020 CMHC Average for 
Edmonton Rentals

NET 
INCOME

% Income / Total Gross Revenue YTD 4.4% 10% 
2021 Budget

UNIT 
GROWTH

Number of new units acquired and/or in development YTD +134
144 (Bought) -10 (Sold)

+0 
2020 Actual

ENERGY USE 
INTENSITY

Average monthly GigaJoules / Square Metre YTD
where utilities are covered by HomeEd 

0.71 0.84
National Energy Use 
(Multi- Family)

FACILITY 
CONDITION INDEX

Total Cost of Deficiencies / 
Total Replacement Value 

TBD following 
condition assessments 
in Q1 2022 

TBD

https://oee.nrcan.gc.ca/corporate/statistics/neud/dpa/showTable.cfm?type=MURB&sector=AAA&juris=CA&rn=1&page=2


STRATEGY

CONTINUING 
THE MOMENTUM 
While our 2020-2025 Business Plan is our roadmap toward sustainable growth, certain initiatives will be 
central to our success in the short term. Our progress in 2022 will hinge on our ability to execute on the 
following strategies: 

STRENGTHENING OUR FOUNDATIONS
● Enhancing property management services through a new ERP system and processes
● Retaining and developing our staff through engagement, training & wellness initiatives
● Addressing specific properties with financial, infrastructure or community safety issues

DRIVE FOR 5
Meaningful steps toward 500 additional units by 2025 through (re)development & acquisitions
● Targeting larger buildings in neighborhoods with limited affordable housing
● Initiating value-adding partnerships with private developers
● Disposing of dispersed condo units to generate equity for reinvestment

LEADERS IN ESG PRACTICES
● Environmental: Monitoring and addressing environmental impact through renovations
● Social: Tenant and stakeholder engagement to inform supports and collaborative solutions
● Governance: Strengthening governance policies and processes for growth

We could not be more excited about the year ahead as we work towards better homes and brighter 
futures for Edmontonians in need. We hope you will join us in these efforts. Together we can advance 
quality affordable housing and quality of life in the City we love. Together we can build for belonging. 



“This is a very welcoming, friendly  
  community. I am glad to call this     
  home for my son and I.”
     -Christine 

Learn more at
myhomeed.ca  


