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The City of Yellowknife is working to address its housing 
challenges to ensure safe, affordable, and suitable 
housing for its residents. As the Northwest Territories’ 
capital, Yellowknife plays a crucial economic, cultural, 
and governmental role in Canada’s North. This Housing 
Needs Assessment lays the groundwork for informed 
decisions and strategies tailored to Yellowknife’s unique 
housing needs and to build on its successful application 
to the Housing Accelerator Fund. 

Executive 
Summary
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Key Findings:

DEMOGRAPHICS AND COMMUNITY PROFILE

•	 In 2021, the population of Yellowknife was 20,340, 
with 7,520 households.

•	 The population in Yellowknife increased steadily 
over the 2016 to 2021 period, mostly due to 
natural increases and people moving from other 
territories and/or provinces.

•	 Yellowknife’s population increased by 3.9% from 
2016 to 2021. Indigenous residents make up 24% 
of the population, and seniors over 65 years have 
doubled in the last decade.

•	 Yellowknife boasts one of the highest average 
household incomes in Canada, at $165,400 before 
s`w- Sghr ftqd hr rhfmh b`mskx `anud sgd m`shnm`k
average of $106,400.

•	 Despite high incomes, the cost of living, 
particularly for shelter, food, and transportation, 
is substantially higher than the Canadian average, 
ok`bhmf m`mbh`k oqdrrtqd nm l`mx gntrdgnkcr-

Methodology
The report incorporates both quantitative and 
qualitative data, primarily using Statistics Canada 
Census data, CMHC rental market data, and local 
focus group insights. Comparisons with cities 
like Whitehorse and Iqaluit provide context for 
Yellowknife’s housing challenges. Limitations 
include data collection gaps, such as incomplete 
public engagement and pandemic-related market 
disruptions.

•	 High shelter costs for both rental and 
ownership housing constrain economic 
mobility and exacerbate challenges for low- 
and moderate-income earners.

•	 Rising housing costs impact workforce 
retention and recruitment, particularly for 
essential sectors like healthcare and trades.

•	 The average household size in Yellowknife is 
2.7 people.

•	 There remains a need for dwellings that can 
accommodate families of three or more, 
but single-person households have been 
increasing.
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HOUSING STOCK AND 
AFFORDABILITY

•	 Yellowknife has a mixed housing stock with 44% 
single-detached homes and a growing number of 
apartments. However, 10.6% of housing units require 
major repairs, compared to 6.1% nationally.

•	 @o`qsldmsr tmcdq ud rsnqdxr l`jd to 15$ ne sgd
housing stock, while row houses account for 12%.

•	 Other types include movable dwellings (7%), 
semi-detached homes (3%), and apartments in 
duplexes (4%).

•	 A large portion of Yellowknife’s housing was 
built between 1981 and 2000 (43% of total units), 
qd dbshmf sgd bhsxᾠr cdudknoldms ctqhmf ` qdrntqbd
extraction boom.

•	 Between 2016 and 2021, 400 new units were added, 
primarily apartments and movable dwellings.

•	 The rate of new housing completions has slowed in 
recent years, with just 15 to 55 completions annually 
from 2018 to 2023 compared to 99 to 151 annually 
from 2012 to 2017.

•	 Qdcdudknoldms `mc hm kk ne dwhrshmf `qd`r `qd
becoming necessary due to limited land availability 
for new developments.

•	 Rental costs are among the highest in the 
country, with renters spending an average of 
$1,804 per month compared to $1,209 nationally.

	— Between 2016 and 2021, 400 new units were 
added, primarily apartments and movable 
dwellings.

	— The rate of new housing completions has 
slowed in recent years, with just 15 to 55 
completions annually from 2018 to 2023 
compared to 99 to 151 annually from 
2012 to 2017.

	— Qdcdudknoldms `mc hm kk ne dwhrshmf `qd`r
are becoming necessary due to limited land 
availability for new developments.

	— A healthy vacancy rate is typically between 3% 
and 5%, but Yellowknife’s overall rate is at the 
lower end, around 3.4% in 2023.

	— Bachelor and one-bedroom units have 
particularly low vacancy rates, increasing 
bnlodshshnm enq rl`kkdq+ lnqd ` nqc`akd qdms`kr-

	— @ rgnqs`fd ne qdms`k tmhsr+ drodbh`kkx ` nqc`akd
ones, persists. Nearly 24% of tenant households 
are in subsidized housing.

•	 The median value of owned private dwellings 
is $448,000 in 2024, slightly below the national 
median of $472,000 but rising faster than the 
national average.

	— Average home values have increased by 63% 
from 2006 to 2021, reaching $494,000.

	— A single-detached home in 2024 
averages $624,000.

	— 10% of homeowners spend more than 30% 
of their income on housing, a threshold 
hmchb`shmf ` nqc`ahkhsx hrrtdr-

•	 10% of households are in Core Housing Need, 
vhsg qdmsdqr '07$( chroqnonqshnm`sdkx ` dbsdc
compared to homeowners (5%).

•	 Households in Core Housing Need face issues 
vhsg ` nqc`ahkhsx '7/$(+ `cdpt`bx '13$(+ `mc
suitability (23%).
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HOMELESSNESS AND 
VULNERABLE POPULATIONS

•	 Sgd 1/10 Onhms,hm,Shld Bntms hcdmsh dc 201
homeless individuals, with 94% expressing a desire 
for permanent housing. Indigenous people are 
chroqnonqshnm`sdkx ` dbsdc+ bnloqhrhmf 80$ ne sgd
homeless population.

•	 Emergency shelters and transitional housing have a 
total capacity of 253 beds, far below current needs.

•	 The city’s homeless population, disproportionately 
Indigenous, highlights an urgent need for 
supportive housing.

•	 Short-term emergency solutions (e.g., shelters) must 
ad o`hqdc vhsg knmf,sdql gntrhmf, qrs `ooqn`bgdr
sg`s n dq odql`mdms gntrhmf `mc rtoonqs rdquhbdr-

COMMUNITY ENGAGEMENT 
INSIGHTS

•	 Eight focus groups were engaged to collect 
community insights into housing in Yellowknife, with 
a total of 20 participants. 

•	 Key insights from engagement include:

	— @ nqc`akd Gntrhmf Rgnqs`fd9 Rhfmh b`ms cd bhsr
across the housing spectrum, creating a barrier 
to population and economic growth, particularly 
when it comes to attracting and retaining younger 
professionals and families. Many employers 
qdonqsdc ch btksx qdbqthshmf enq onrhshnmr ctd sn
k`bj ne rths`akd `mc ` nqc`akd gntrhmf-

	— Cdudknoldms A`qqhdqr9 Ghfg bnrsr+ khlhsdc
developable land, and unresolved land claims 
ghmcdq gntrhmf dwo`mrhnm- L`mx dmf`fdc `krn
hcdmsh dc sgd bkd`q bnmmdbshnm adsvddm otakhb
sq`mrhs `mc lhwdc,trd cdudknoldmsr `r jdx sn
improving livability. 

	— Utkmdq`akd Onotk`shnmr9 Khlhsdc `bbdrrhahkhsx `mc
rtoonqshud gntrhmf noshnmr dw`bdqa`sd hrrtdr
for seniors, individuals with disabilities, and the 
homeless. 

	— Mddc enq Fqd`sdq Bnkk`anq`shnm9 Hloqnudc
coordination and collaboration between all levels 
of government, community organizations, and 
developers is seen as essential to addressing 
gntrhmf rgnqs`fdr- O`qsmdqrghor vhsg Hmchfdmntr
communities may be a critical step for unlocking 
new land for housing development. 
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PROJECTED NEEDS

•	 By 2035, Yellowknife’s population is expected 
to grow by 10%, reaching 22,403, resulting 
in an additional 1,059 households from 2021 
counts (7,520).

•	 The number of households will increase from 
7,520 in 2021 to 8,579 by 2035, an addition 
of 1,059 households. However, the average 
household size will decline from 2.71 to 2.61, 
qd dbshmf sqdmcr rtbg `r `m `fhmf onotk`shnm+
smaller family sizes, and more single-person 
households.

•	 Seniors (65+ years) represent the fastest-growing 
demographic, necessitating accessible, senior-
friendly housing options.

•	 @ rhfmh b`ms oqnonqshnm ne sgd onotk`shnm
(including young professionals, seniors, and 
single-parent families) will require smaller, more 
` nqc`akd tmhsr-

•	 Smaller average household sizes will require a 
higher number of units, with demand projected 
for 193 studio/one-bedroom, 263 two-bedroom, 
431 three-bedroom, and 173 four-bedroom units.

	— Families with children will drive demand for an 
additional 431 three-bedroom units by 2035, 
underscoring the continued importance of 
family-sized housing.

	— K`qfdq gntrdgnkcr `mc ltkshfdmdq`shnm`k
families will necessitate 173 additional four-
bedroom units.

•	 The proportion of households in Core Housing Need 
(10% of households) is expected to remain stable. 
However, as the total number of households grows, 
the absolute number in Core Housing Need will rise 
to 846 by 2035.

•	 Renters will continue to face higher housing 
challenges, with 18% of renter households expected 
to remain in Core Housing Need compared to 5% of 
owner households.

•	 Sgdqd hr ` rhfmh b`ms `mc fqnvhmf cd bhs hm
` nqc`akd mnm,l`qjds gntrhmf- Ax 1/24+ `s kd`rs
735 tmhsr ne rtarhchydc nq ` nqc`akd gntrhmf vhkk ad
required, particularly for low-income and vulnerable 
populations.

•	 The projected increase in housing units will require 
nudqbnlhmf rhfmh b`ms a`qqhdqr9

	— K`mc Cdudknoldms9 Khlhsdc cdudkno`akd k`mc
due to geographical constraints and unresolved 
land claims.

	— Bnmrsqtbshnm Bnrsr9 Ghfg bnrsr enq l`sdqh`kr `mc
k`anq bg`kkdmfd ` nqc`ahkhsx-

	— Dmuhqnmldms`k Bnmbdqmr9 Qhrhmf bkhl`sd qhrjr
and older housing stock requiring repair add 
bnlokdwhsx-
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STRATEGIC HOUSING OPPORTUNITIES

The City of Yellowknife should adopt a multi-faceted approach to increase 
gntrhmf rtookx+ `ccqdrr ` nqc`ahkhsx+ `mc ldds sgd mddcr ne utkmdq`akd
populations. These strategies are categorized into short-, medium-, and 
long-term opportunities.

Short-Term (Immediate to 1 Year)

•	 Operations and Maintenance (O&M): Enhance 
existing housing conditions.

•	 N bd Bnmudqrhnmr9 Qdotqonrd u`b`ms n bd
buildings for residential use.

•	 Engagement with At-Risk Populations: Ensure 
policies address the needs of vulnerable groups.

•	 Material Sourcing: Bulk purchasing to mitigate 
rising construction costs.

Medium-Term (1 to 3 Years)

•	 Accessible Senior Housing: Develop staircase-
free, accessible units for an aging population.

•	 Cross-Government Collaboration: Streamline 
housing initiatives across governmental levels.

•	 Mns,enq,Oqn s Gntrhmf9 Dwo`mc sgd oqdrdmbd ne
mnm,oqn s gntrhmf oqnuhcdqr-

•	 Mixed-Use Developments: Promote sustainable, 
integrated developments.

Long-Term (3+ Years)

•	 Large-Scale Housing Developments: Address 
future needs in areas like Niven and Kam Lake.

•	 Comprehensive Planning: Develop a long-term 
vision for city growth, focusing on sustainability 
and inclusion.

•	 Supportive Housing Expansion: Address gaps in 
the housing spectrum, including transitional and 
long-term care units.
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The City of Yellowknife is committed to 
ensuring that residents have access to 
housing that is safe, affordable, and suitable 
to meet the broad and dynamic needs of 
residents. As the capital of the Northwest 
Territories, Yellowknife is an important 
economic, government, and cultural centre 
within Canada’s North.

This report is about the current nature of housing 
in Yellowknife and what trends are most important 
sn bnmrhcdq+ drodbh`kkx nudq sgd mdws ud sn 0/ xd`qr-
Every community has unique housing opportunities 
and challenges, so detailed analysis is needed 
as the groundwork for a tailored, realistic, and 
d dbshud gntrhmf rsq`sdfx- Trhmf sghr `m`kxrhr `mc
these strategies, this report sets the foundation for 
the City of Yellowknife’s future housing plans and 
projects. 

A Housing Needs Assessment report is a minimum 
requirement for local governments to apply for the 
Housing Accelerator Fund, overseen by the Canada 
Mortgage and Housing Corporation (CMHC).  

1.0

Introduction
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