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INTRODUCTION
The Government of Canada recognized the right to 

housing in the 2019 National Housing Strategy Act. 

This requires governments to develop policies and 

programs that progressively work towards ensuring 

all residents of Canada have suitable, affordable and 

adequate housing. The Canadian Mortgage and 

Housing Corporation (CMHC) has a stated goal for 

everyone in Canada to have a home they can afford 

by 2030. The National Housing Strategy (NHS) has a 

target to remove 530,000 families from housing need 

and to reduce chronic homelessness 50% by 2029.

At the local level, the Greater Victoria Coalition to 

End Homelessness was incorporated in 2008 with a 

mission to end homelessness. The board of directors 

recently embraced a renewed commitment to this 

end with a revised mission to ‘achieve functional zero 

homelessness by 2030’ (pers. comm. Lisa Helps, July 

25, 2022).

Functional zero homelessness is a measure 

of homelessness that ensures experiences of 

homelessness are rare, brief and non-recurring (Elliot, 

D., 2018). Many local governments in the Capital region 

have articulated goals for all residents to have access 

to affordable housing and/or affirmed the right to 

housing including Victoria’s Official Community 

Plan (OCP) 2012, Saanich’s Housing Strategy 2021, 

Langford’s OCP 2022 and Sooke’s OCP 2022.

But how much and what kind of housing (what size 

of homes, at what cost and for whom) is needed to 

ensure all residents of Greater Victoria have access to 

adequate, appropriate, affordable housing?

Answering this question with data-driven housing 

needs assessments is a critical role for municipal 

governments. The University of British Columbia (UBC) 

Housing Research Collaborative launched the Housing 

Assessment Resource Tools in 2021 to support the  

development of standardized housing needs 

assessments that advance the right to housing. 

“Without simple, robust, equity-focused, comparable 

and replicable housing need and land assessments 

at all levels of government, it is impossible to set 

meaningful housing targets, or measure progress 

towards this right. The Housing Assessment Resource 

Tools (HART) project aims to support the right to 

housing for all Canadians” (Whitzman, Gurstein, Jones, 

Flynn, Sawanda, Stevers, Tinsley, 2021).

The Government of British Columbia recently started 

requiring municipalities to complete housing needs 

reports every five years. B.C.’s new housing needs 

assessments result in substantial data books with 

detailed information about local housing stocks and 

needs. However, they lack the necessary data to 

design housing strategies and to track progress 

towards affordable homes for all. 

The HART project provides a methodology to resolve 

these weaknesses by introducing a standardized 

approach to tracking housing needs by income and 

household size, proportions of equity-seeking groups in 

inadequate housing, and losses of affordable housing. 

In recognition of the need for better data, the 

Community Social Planning Council (CSPC) decided 

to test the HART methodology using 2016 Census data 

in five geographies in the Greater Victoria: the Victoria 

Census Metropolitan Area (CMA), the City of Victoria, 

the District of Saanich, the Township of Esquimalt, and 

the District of Sooke. The CSPC is releasing the results 

as a discussion paper to generate feedback for revised 

housing assessments utilizing 2021 Census data.

We hope to (1) generate an informed discussion of 

the methods and (2) to support a shift to a more 

coordinated approach to considering equity in housing 
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needs. This report is part of the CSPC series on 

Housing Affordability. 

This analysis shows a total projected need from 2016 

to 2026 in the Victoria CMA for 21,433 homes that cost 

between $375 and $874 monthly. Large and growing 

housing shortages for very low and low income 

households exist in each of the test geographies. 

Households with low incomes are the largest equity 

seeking group at risk of homelessness. Our analysis 

of additional equity-seeking groups showed variance 

in core housing need from the broader population. 

Significant differences were particularly acute for 

female-led lone parents, Indigenous households 

and households with activity limitations, evidencing 

the need for intersectional approaches in housing 

strategies. 

The affordable housing problem is not limited to one 

or two municipalities in the region. The scale of the 

problem should set off alarm bells and command 

immediate and ongoing attention to rethinking the 

housing system across the region. 

This project is important because it seeks to provide 

governments with the information necessary to 

develop, track and adapt housing interventions to 

ensure all residents of Greater Victoria live in safe, 

affordable homes. 

*The data presented is for discussion only and not to

be used for planning purposes.
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The HART method differs from local housing 

assessments by bringing an intentional focus on 

articulating the housing that is needed to remove 

households from the risk of homelessness. The 

Canadian Observatory on Homelessness (COH) 

defines “At Risk of Homelessness” as people who 

are not homeless but whose current economic and/

or housing situation is precarious or does not meet 

public health and safety standards (COH, 2012).

Core housing need is a measurement of households 

who live in housing that does not meet national 

housing standards and is recognized as an indicator of 

households at risk of homelessness (Albert, M., Penna, 

T., & Pauly, B., 2015).

A household is in core housing need if it doesn’t meet 

any of the housing standards and and if the household 

pays more than 30% of income on rent to meet the 

suitability and adequacy standards. Core housing need 

has been tracked in Canada since 1991.

National housing standards measure three aspects of 

housing:

• Adequate housing: housing that does not require

any major repairs, according to the residents.

• Affordable housing: housing that costs less than

30% of total before-tax household income.

• Suitable housing: housing that has enough

bedrooms for the size and makeup of the resident

household, according to National Occupancy

Standard (NOS) requirements.

NATIONAL HOUSING 
STANDARDS: 
UNDERSTANDING CORE 
HOUSING NEED
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The HART prototype aims to support the right 

to housing for all Canadians. Canada’s national 

affordability standard is a home that costs less than 

30% of a household’s gross income. The backbone of 

the HART methodology is measuring a community’s 

housing needs according to this standard.

The HART methodology can be summarized in these 

five components:

1. Income brackets

2. Current housing deficit (or latent demand)

3. Intersectional analysis

4. Losses of affordable housing

5.Projections

Each component is briefly discussed below and 

compared to existing practices in the region.

INCOME BRACKETS

There are multiple approaches to calculating income 

brackets utilized in the different Greater Victoria 

housing strategies. The HART methodology assesses 

housing needs according to different income brackets 

and recommends standardized methods. 

The Saanich Housing Strategy (August 2021) created 

six income brackets and does not include a category 

for ’very low income’. ‘Low income’ in Saanich is 

defined as less than 50% of median household 

income. The Regional Housing Affordability Strategy 

for the Capital Regional District (2018) created four 

income brackets and ‘very low income’ is defined 

as less than 30% of median household income. BC 

Housing uses different ways to describe ‘low income’, 

depending on the program or service it relates to. 

The income brackets are then used to derive 

monthly affordable housing costs.  This enables a 

community’s housing needs to be assessed according 

to national affordability standards. A standardized 

approach to calculating income brackets and 

associated affordable housing costs would enable 

greater transparency and accountability as well as 

intergovernmental comparisons and collaboration.

HOUSING DEFICITS (LATENT DEMAND)

Housing needs assessments and strategies often 

overlook or underestimate immediate existing 

housing deficits, sometimes referred to as latent 

demand. 

The HART project and the Canada-British Columbia 

Expert Panel on the Future of Housing Supply and 

Affordability calls for housing needs assessments in 

BC to include historic undersupply (Canada-British 

Columbia Expert Panel on the Future of Housing 

Supply and Affordability, 2020 & Whitzman, Gurstein, 

Jones, Flynn, Sawanda, Stevers, Tinsley, 2021).

The HART methodology posits housing strategies 

should address existing deficits and include latent 

demand in projections of total housing need.

SUMMARY AND 
RATIONALE FOR THE 
HART PROTOTYPE
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INTERSECTIONAL ANALYSIS

The HART prototype emphasizes intersectional 

analysis, noting that disaggregated data is the first 

step in redressing injustice (Whitzman, Gurstein, 

Jones, Flynn, Sawanda, Stevers, Tinsley. 2021).

There are 12 groups that CMHC identifies as priority 

populations for affordable homes and a 13th group 

– women-led households – are implied as the

NHS targets 33% of funding towards women-led

households.  However, Statistics Canada only has

limited data available for priority populations, and

some are included in the analysis of this report.

Housing needs assessments in the capital region 

include detailed information about the proportion of 

different priority populations in core housing need. 

Rather than replicate that data, the project team 

chose to dive into two intersections: the housing 

needs of female-led lone-parent households 

according to different incomes and the intersection of 

activity limitations for five priority populations.

Across Canada female-led households are almost 

twice as likely to be in housing need as male-led 

households (Whitzman, Gurstein, Jones, Flynn, 

Sawanda, Stevers, Tinsley, 2021). Lone-parents are in 

the unique position of needing multi-person homes 

with single incomes.  For these reasons, we chose to 

examine the bedroom needs and monthly affordable 

housing costs for female-lone parent families. 

We chose to look at more nuanced information 

regarding activity limitations because of the necessity 

of housing strategies to plan for an adequate supply 

of adaptable and accessible housing.

LOW COST HOUSING LOSSES

Across Canada, between 2011 and 2016, for every one 

new public affordable unit created at a rent of $750 

per month or less, fifteen existing private affordable 

units were lost (Pomeroy, 2020). Canada is losing 

affordable housing more quickly than it can be 

replaced. However, no municipality or government-led 

housing need assessment has tracked or anticipated 

losses of affordable housing at multiple levels of 

affordability (Whitzman, Gurstein, Jones, Flynn, 

Sawanda, Stevers, Tinsley, 2021).

To get an accurate sense of anticipated community 

needs for housing, HART methodology includes 

projected losses of low cost housing. This paper 

developed a framework based on a causal model 

of homelessness presented in A New Direction: A 

Framework for Homelessness Prevention (Gaetz 

& Dej, 2017). We used this framework to analyze 

administrative data. 

PROJECTIONS

Projections are based on past trends and therefore do 

not capture current trends. Projections give a sense 

of the future, but are not accurate predictions. They 

are essential to housing assessments and strategies. 

The HART methodology projects total housing need to 

address household growth, historic undersupply and 

losses of low cost housing. Total projected housing 

need assumes business as usual; it should not be 
interpreted as construction targets. NOTE: 
Projections in the CSPC reports are preliminary and 
will be revised in January 2022 with the disaggregated 
BC Statistics to be released in late fall 2022.
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Methods
INCOME BRACKETS 

Income brackets were calculated for each geographic 

unit by obtaining the median income for each area. In 

each geography, income categories were created by 

dividing the percentage of the Area Median Income 

(AMI) and rounding to the nearest $5,000. This yielded 

five income categories of very low, low, moderate, 

average, and higher.

Income brackets were calculated as follows:

MONTHLY AFFORDABLE HOUSING COSTS

We divided each income bracket by 12 and multiplied 

by .30 to yield monthly affordable housing costs 

according to national standards.

HOUSING DEFICITS

To determine the proportion of core housing need 

in each income category, we divided the number of 

households in core housing need by the total number 

of households tested for core housing need in each 

income bracket. 

To determine the unit count of housing need by 

income bracket and household size, we cross 

tabulated the total number of households in core 

housing need by income bracket and household size.

PROPORTION OF PRIORITY POPULATIONS IN 
CORE HOUSING NEED

We divided the total number of households in core 

housing need for each priority population by the total 

number of households tested for core housing need in 

each priority population. 

PROPORTION OF PRIORITY POPULATIONS 
WITH ACTIVITY LIMITATIONS IN CORE 
HOUSING NEED

We divided the total number of households in core 

housing need for each priority population with an 

activity limitation by the total number of households 

tested for core housing need for each priority 

population with an activity limitation.

HOUSING NEEDS FOR FEMALE-LONE PARENT 
FAMILIES

In most geographies, we determined the bedroom 

needs for female-led lone parent families in core 

housing need by cross tabbing household size for 

each income bracket for this population. We assumed 

that each individual in the household would need a 

separate bedroom.

In Sooke, we examined the bedroom needs and 

income brackets for female lone-parent families 

separately, due to data limitations discussed in the 

following section.
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Income Level Calculation

Very Low < 20% of median income 

Low 20 - 49% of median income

Moderate 50 - 79% of median income

Average 80 - 119% of median income

Higher 120% of more of median income



LOSSES OF LOW COST RENTAL HOUSING 
2006 – 2016 VICTORIA CMA

1. We adjusted 2006 “Gross Rents” to 2016 using the

Bank of Canada inflation calculator.

2. Then we aligned 2006 “Gross Rent” categories

with 2016 “Renter Shelter Cost Groups” by

combining and rounding to the nearest affordable

monthly housing costs ranges for the CMA.

3. We then subtracted the number of renter

households in 2006 from the number of renter

households in 2016 to estimate change in

dwelling counts at each price point.

PROJECTED HOUSEHOLD GROWTH BY INCOME 
AND HOUSEHOLD SIZE

Projected housing needs have been tabled awaiting 
disaggregated data from BC Stats
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Limitations
AGE OF DATA 

This report uses custom data from the 2016 Census 

and is now several years old. It provides important 

insights into the qualities and quantities of housing 

need but does not capture recent trends.

SMALL SAMPLE SIZE FOR THE “VERY LOW 
INCOME” CATEGORY

For the City of Victoria, the Township of Esquimalt, and 

the District of Sooke, calculating ‘very low income’ as 

20% of AMI resulted in very small sample sizes. 

A small sample size may skew results by showing 

large proportional affects with relatively small 

changes to total numbers.

CONCEALED HOUSING NEEDS FOR 
HOUSEHOLDS RELYING ON SOCIAL 
ASSISTANCE

Most households that rely on regular social 

assistance and all households that rely on social 

assistance for persons with disabilities are grouped 

into “low” rather than “very-low” income categories 

for all regions. 

As a result, monthly affordable housing costs for 

recipients of social assistance are combined with 

monthly affordable housing costs for the approximate 

equivalent fulltime minimum wage workers despite 

having significantly lower incomes. This conceals the 

distinct housing needs of households whose income 

is reliant on social assistance.
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HOUSEHOLD CHARACTERISTICS ARE NOT 
MUTUALLY EXCLUSIVE

Households may be grouped into more than one 

priority population. A household with a senior may 

also be a household with an activity limitation. We 

cannot definitively report what percent of households 

in core housing need are, for example, Indigenous or 

have an activity limitation as some households have 

both characteristics. 

SUPPRESSED DATA

Statistics Canada has multiple data suppression rules 

to protect confidentiality and ensure data quality. 

When the sample size is low, and multiple variables 

are crossed, individual counts will be low and more 

likely subject to data suppression.

In smaller population centres such as Sooke and 

Esquimalt, with 5,225 and 8,490 households (in 2016) 

respectively, attempts to analyze multiple housing 

variables, particularly for equity-seeking groups 

resulted in lower quality or suppressed data. 

Suppressed data may result in undercounts of 

housing need. 

ACTIVITY LIMITATIONS

Statistics Canada defines activity limitations as 

households with at least one household member who 

had a health problem of long-term conditions that 

has lasted or is expected to last six months or more. It 

may include people recovering from surgery or other 

temporary health conditions and should not be 

interpreted as an indicator of having a permanent 

disabling condition. 

LOSSES OF LOW COST HOUSING

There are significant data limitations associated with 

the calculations of losses of low-cost housing.

The data is not available for census-subdivisions, but 

is available for the Victoria CMA; therefore, no 

analysis is completed for losses of low-cost housing 

for municipalities in this pilot.

The 2006 Census shelter cost data is not publicly 

available. The change in rental distribution was 

calculated using 2006 Gross Rents and 2016 Renter 

Shelter Cost data. The census definition of Shelter 

Costs includes utilities, whereas the definition of 

Gross Rent does not.

Inflation-adjusted Gross Rent ranges for 2006 do not 

align precisely with 2016 Rental Tenure Shelter Cost 

ranges or with the income categories used in this 

report.

Looking ahead, shelter cost data will become 

available for census subdivisions with the release 

of the housing-themed 2021 Census data and UBC 

housing collaborative’s housing portal, which will 

resolve a major limitation with the current data set.

TOTAL PROJECTED HOUSING NEED

Projected housing needs in these housing needs reports 
are preliminary and have been tabled awaiting 
disaggregated data from BC Statistics in fall 2022. These 
will be updated in the new year.
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HIGHLIGHTS FROM THE
FIVE GEOGRAPHIES
Across the five regions, existing affordable housing shortages (sometimes referred to as latent demand) are 

almost entirely concentrated with households earning less than the household median income.  Affordable 

housing shortfalls increase in severity with declining incomes.

In our study areas, monthly affordable housing costs 

for the low income bracket range from $250 to $999 

depending on the area’s median income. 

Housing deficits that steadily increase with declining 

incomes is evidence of systemic discrimination from 

housing based on income. Patterned experiences 

of housing inequality point to a need for targeted 

interventions to level the playing field.

Our analysis revealed addition evidence of systemic 

discrimination from adequate, suitable and affordable 

housing. Indigenous households, female-led lone-

parent households, and households with activity 

limitations consistently have a higher likelihood 

of experiencing housing need than the general 

population. 

In all areas, the highest amount 
of unmet need is for one-person 
homes that are affordable to 
households in the low income 
category.

On average across the five test geographies:

of households in the very-
low category have unmet 
housing needs.

of households in the low 
income categories have 
unmet housing needs.

of households in the 
moderate income 
bracket have unmet 
housing needs.

of households with 
average income have 
unmet housing needs.

of higher income 
households have 
unmet housing needs.

79%

64%

16%

5%

0%
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On average, across the five study areas, 20% of 

Indigenous households live in core housing need. This 

speaks to the need for an Indigenous-led housing 

strategy. In January 2022, the Aboriginal Housing 

Management Association (AHMA) released British 

Columbia’s first Indigenous community-led Provincial, 

Urban, Rural and Northern Indigenous Housing 

Strategy (AHMA, 2022).

The proportion of female lone-parent households 

in core housing need is starkly higher than all other 

priority populations across all geographies ranging 

from a low of 29% in Saanich to a high of 43% in 

Esquimalt. Female lone-parent households are more 

than twice as likely to be in housing need than the 

general population in four out of five geographies 

examined. 

The greatest need amongst female lone-parents is for 

two- and three-bedroom homes that are affordable to 

low and moderate incomes. In the Victoria CMA, there 

is an immediate shortfall of 2,875 two- and three-

bedroom homes that cost between $375 and $874 

monthly for female lone-parent households to meet 

national housing standards. When housing strategies 

align rent increases with increases in the number of 

bedrooms they overlook the housing needs of lone-

parents and reinforce gender inequality.

When we looked at the intersection between core 

housing need for households in priority populations 

that also had an activity limitation, the pattern was 

striking. In twenty-three out of twenty-four cases, 

priority population households who also have activity 

limitations are strongly associated with elevated 

percentages of core housing need.

Losses of Low Cost 
Housing
Despite the limitations with the data, we conclude 

that Greater Victoria has seen a net loss of affordable 

rental dwellings for very-low and low income 

households. Notably 10,420 units of rental housing 

meeting national affordability standards for low 

income households were redistributed to higher 

income households.

It is not surprising to see rental units shift towards 

more expensive rent ranges as the British Columbia 

residential tenancy act does not limit rent increases 

between tenancies. However, it is important to pay 

attention to these losses given the acute deficit 

of affordable housing for very low and low income 

households, the absence of cost-of-living increases 

attached to social assistance rates, and the high cost 

of replacing these levels of affordability with publicly 

subsidized housing.

Given the cost and length of time required to replace 

low cost homes through publicly subsidized housing, 

governments should be motivated to track, project, 

and prevent losses of lower cost housing.
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Percent of households in core housing need by income bracket. 

Households in the very low and low income categories are disproportionately impacted by housing need.
*Note the total households in core housing need in Victoria is 9065 but with the income category breakdowns some data is suppressed and 
the number becomes 9055.
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RESULTS:
HOUSING NEEDS ASSESSMENTS (2016)*

* The data presented is for discussion only and not to be used for planning purposes.

City of Victoria 2016
Area Median Household Income (AMI): $53,126  |  Households: 45,670

Income categories & associated monthly affordable housing costs.

 Income Calculation Annual Victoria Monthly Affordable
Level (as a % of AMI) Income Households Housing Costs 

Very Low < 20% < $9,999 5% < $250

Low 20 - 49% $10,000 - $29,999 22% $250 - $749

Moderate 50 - 79% $30,000 - $39,999 10% $750 - $999

Average 80 - 119% $40,000 - $59,999 19% $1,000 - $1,499

Higher 120% > $60,000 44% > $1,500

Low
Income

Moderate
Income

Average 
Income

0 10% 20% 30% 40% 50% 60% 70% 80% 90%

Higher
Income

0%

77%
Very Low

Income

76%

22%

7%

9,055 
households are in 

core housing need 

in the City of Victoria



Total housing deficit by household size and income bracket. 

n 1 Person    n 2 Persons    n 3 Persons    n 4 Persons    n 5+ Persons

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

0 1000 2000 3000 4000 5000 7000 80006000

Total housing deficit by household size and income bracket.

The most striking shortfall is for one-person homes that are affordable to households within the low income category.
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Income
Level 1 Person 2 Persons 3 Persons 4 Persons 5+ Persons 

Very Low 150 20 0 0 0

 Low 5725 1210 205 60 0

 Moderate 100 665 195 40 20 

 Average 0 210 240 75 60

 Higher 0 0 20 20 40

City of Victoria



Total housing deficit per income bracket. (2016)

0 20 40 60 80 100

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

50 170

2,250 7,210

3,510 1,015

8,085

20,090

585

85

n Needs Met    n Shortage

0% 20% 40% 60% 80% 100%

The greatest need 
for homes is: 

7,210
homes 

that cost between 
$250 and $749

monthly
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General 
Population21% 23% Senior 27% Activity

Limitation

Percent of priority populations in core housing need. 

Indigenous13% 18% Persons of 
Colour

39%
Female 
Lone- 
Parent

Recent 
Immigrant19%

39% of female
lone-parent households 
and

13% of Indigenous
households were in core 
housing need.

City of Victoria



n HHs in Core Need with Activity Limitation    n HHs in Core Housing Need

Percent of priority populations with activity limitations in core housing need. 
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n 2 Bedroom    n 3 bedroom    n 4 Bedroom

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

Housing shortages for female lone-parents by number of bedrooms and income 
brackets. 

The greatest need is for 2 bedroom homes that cost between $250 and $999 monthly.

There are no female lone-parent households in core housing need in the very low or higher income brackets.

0 50 100 150 200 250 300 350 500400 450

75 75

0

0

215 50

335 95 15

There are 890 female
lone-parent households in 

corehousing need. 

General
Population

27%

0% 10% 20% 30% 40% 60%50%

Senior

Indigenous

Persons of 
Colour

Female
Lone-Parent

Recent
Immigrant

21%

26%
23%

43%
30%

27%
18%

50%
39%

35%
19%

In all cases, priority 

populations with 

activity limitations are 

more likely to be in 

core housing need and 

living in housing that 

does not meet national 

housing standards.

Female lone parents 

and Indigenous 

households with 

activity limitations 

are more than twice 

as likely to be in core 

housing need than the 

general population.

City of Victoria
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Households in the very low and low income categories are disproportionately impacted by housing need.

RESULTS:
HOUSING NEEDS ASSESSMENTS (2016)*

* The data presented is for discussion only and not to be used for planning purposes.

District of Saanich 2016
Area Median Household Income (AMI): $77,282  |  Households: 46,395

Income categories & associated monthly affordable housing costs.

 Income Calculation Annual Victoria Monthly Affordable
Level (as a % of AMI) Income Households Housing Costs 

Very Low < 20% < $15,000 5% < $375

Low 20 - 49% $15,000 - $39,999 18% $375 - $999

Moderate 50 - 79% $40,000 - $59,999 15% $1,000 - $1,499

Average 80 - 119% $60,000 - $89,999 20% $1,500 - $2,249

Higher 120% > $90,000 42% > $2,250

Percent of households in core housing need by income bracket. 

Low
Income

Moderate
Income

Average 
Income

0 10% 20% 30% 40% 50% 60% 70% 80% 90%

Higher
Income

0%

81%
Very Low

Income

44%

11%

2%

5,240 
households are in 

core housing need 

in the District of

Saanich
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Total housing deficit by household size and income bracket. 

n 1 Person    n 2 Persons    n 3 Persons    n 4 Persons    n 5+ Persons

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

0 500 1000 1500 2000 2500 3500 40003000

Total housing deficit by household size and income bracket.

Most latent demand is for one-person homes, followed by two-person homes that are affordable to households within 

the low income category.

Income
Level 1 Person 2 Persons 3 Persons 4 Persons 5+ Persons 

Very Low 700 50 20 0 0

 Low 1780 1035 390 195 55

 Moderate 0 160 245 220 165 

 Average 0 0 35 70 120

 Higher 0 0 0 0 0

0

District of Saanich
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Total housing deficit per income bracket. (2016)

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

185 770

4,320 3,460

6,090 790

8,995

19,605

220

0

n Needs Met    n Shortage

0% 20% 40% 60% 80% 100%

The greatest need 
for homes is: 

3,460
homes 

that cost between 
$375 and $999

monthly

General 
Population12% 10% Senior 15% Activity

Limitation

Percent of priority populations in core housing need. 

Indigenous15% 15% Persons of 
Colour

29%
Female 
Lone- 
Parent

Recent 
Immigrant16%

29% of female lone-parent

households were in core housing 

need

15-16% of Indigenous,

recent Immigrant, visible minority, 

or households with an activity 

limitation were living in housing 

that does not meet Canada’s 

national housing standards

Female lone-parent families are more than twice as likely to be in core housing need as the general population. 

District of Saanich
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Priority populations 

with activity limitations 

are more likely to be 

in core housing need - 

housing that does not 

meet national housing 

standards.

Female lone parents 

and recent Immigrant 

households with 

activity limitations 

are more than twice 

as likely to be in core 

housing need than the 

general population.

n 2 Bedroom    n 3 bedroom    n 4 Bedroom    n 5+ Bedrooms

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

Housing shortages for female lone-parents by number of bedrooms and income 
brackets. 

The greatest need is for 2- and 3-bedroom homes that cost between $375 and $999 monthly.

There are no female lone-parent families in the higher income bracket.

0 100 200 300 600400 500

0

There are 820 female
lone-parent households in 

corehousing need. 

District of Saanich

n PP with Activity Limitation      n PP without Activity Limitation

Percent of priority populations with activity limitations in core housing need. 

General
Population

15%

Senior

Indigenous

Persons of 
Colour

Female
Lone-Parent

Recent
Immigrant

12%

13%
10%

20%
15%

19%
15%

31%
29%

29%
16%

0% 5% 10% 15% 20% 35%25% 30%



Community Social Planning Council    2226    Community Social Planning Council

Households in the very low and low income categories are disproportionately impacted by housing need.

RESULTS:
HOUSING NEEDS ASSESSMENTS (2016)*

* The data presented is for discussion only and not to be used for planning purposes.

District of Sooke 2016
Area Median Household Income (AMI): $71,296  |  Households: 5,225

Income categories & associated monthly affordable housing costs.

 Income Calculation Annual Victoria Monthly Affordable
Level (as a % of AMI) Income Households Housing Costs 

Very Low < 20% < $15,000 5% < $375

Low 20 - 49% $15,000 - $34,999 15% $375 - $874

Moderate 50 - 79% $35,000 - $54,999 17% $875 - $1,374

Average 80 - 119% $55,000 - $84,999 20% $1,375 - $2,124

Higher 120% > $85,000 41% > $2,125

Percent of households in core housing need by income bracket. 

Low
Income

Moderate
Income

Average 
Income

0 10% 20% 30% 40% 50% 60% 70% 80% 90%

Higher
Income

0%

88%
Very Low

Income

54%

14%

6%

715 households

are in core housing 

need in the District 

of Sooke
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Total housing deficit by household size and income bracket. 

n 1 Person    n 2 Persons    n 3 Persons    n 4 Persons    n 5+ Persons

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

0 50 100 150 200 250 300 350 450

Total housing deficit by household size and income bracket.

Most latent demand is for one-person homes, followed by two-person homes that are affordable to households within 

the low income category.

Income
Level 1 Person 2 Persons 3 Persons 4 Persons 5+ Persons 

Very Low 95 0 0 0 0

 Low 180 125 40 50 0

 Moderate 0 55 30 15 25 

 Average 0 0 0 35 20

 Higher 0 0 0 0 0

0

400

District of Sooke
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Total housing deficit per income bracket. (2016)

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

15 110

345 410

775 130

1,005

2,165

65

0

n Needs Met    n Shortage

0% 20% 40% 60% 80% 100%

The greatest need 
for homes is: 

410
homes 

that cost between 
$375 and $874

monthly

General 
Population14% 11% Senior 17% Activity

Limitation

Percent of priority populations in core housing need. 

Indigenous16% 11% Persons of 
Colour

41%
Female 
Lone- 
Parent

Recent 
Immigrant36%

Female lone-parent families and recent Immigrants were more than twice as likely to be in core housing need as the 

general population.

41% of female
lone-parent households 
and

36% of recent
Immigrant households 
were in core housing 
need.

District of Sooke
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The greatest need is for 2- and 3-bedroom homes that cost between $375 

and $999 monthly.

There are no female lone-parent families in the higher income bracket.

There are 145 female
lone-parent households in 

corehousing need. 

2 Bedroom

3 Bedroom

4 Bedroom

Housing shortages for female lone-parents by number of bedrooms. (2016) 

0 10 20 30 7040 50 60

45

60

40

Low
Income

Moderate
Income

Average 
Income

0 10 20 30 40 50 80

Housing shortages for female lone-parents by income bracket.

60 70

75

50

20

District of Sooke
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Households in the very low and low income categories are disproportionately impacted by housing need.

RESULTS:
HOUSING NEEDS ASSESSMENTS (2016)*

* The data presented is for discussion only and not to be used for planning purposes.

Township of Esquimalt 2016
Area Median Household Income (AMI): $60,424  |  Households: 8,490

Income categories & associated monthly affordable housing costs.

 Income Calculation Annual Victoria Monthly Affordable
Level (as a % of AMI) Income Households Housing Costs 

Very Low < 20% < $10,000 3% < $250

Low 20 - 49% $10,000 - $29,999 19% $250 - $749

Moderate 50 - 79% $30,000 - $49,999 19% $750 - $1,249

Average 80 - 119% $50,000 - $69,999 16% $1,250 - $1,749

Higher 120% >$70,000 42% > $1,750

Percent of households in core housing need by income bracket. 

Low
Income

Moderate
Income

Average 
Income

0 10% 20% 30% 40% 50% 60% 70% 80% 90%

Higher
Income

0%

63%
Very Low

Income

83%

22%

6%

1,715 
households are in

core housing need in 

Esquimalt
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Total housing deficit by household size and income bracket. 

n 1 Person    n 2 Persons    n 3 Persons    n 4 Persons    n 5+ Persons

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

0 200 400 600 800 1000 1200 1400

Total housing deficit by household size and income bracket.

The most striking shortfall is for one bedroom homes that are affordable to households within the low income 

category

Income
Level 1 Person 2 Persons 3 Persons 4 Persons 5+ Persons 

Very Low 25 0 0 0 0

 Low 915 265 40 30 0

 Moderate 40 180 105 35 15 

 Average 0 0 40 25 15

 Higher 0 0 0 0 0

0

Township of Esquimalt
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Total housing deficit per income bracket. (2016)

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

15 25

260 1,245

1,285 360

1,320

3,580

80

0

n Needs Met    n Shortage

0% 20% 40% 60% 80% 100%

The greatest need 
for homes is: 

1,245
homes 

that cost between 
$250 and $749

monthly

General 
Population21% 20% Senior 27% Activity

Limitation

Percent of priority populations in core housing need. 

Indigenous27% 16% Persons of 
Colour

43%
Female 
Lone- 
Parent

Recent 
Immigrant15%

Female lone-parent families and recent Immigrants were more than twice as likely to be in core housing need as the 

general population.

43% of female lone- 
parents were in core 
housing need.

27% of Indigenous
households and house-
holds with an activity 
limitation were in core 
housing need.

Township of Esquimalt
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Priority populations 

with activity limitations 

are more likely to be 

in core housing need - 

housing that does not 

meet national housing 

standards.

Female lone parents 

and Indigenous 

households with 

activity limitations 

are more than twice 

as likely to be in core 

housing need than the 

general population.

n 2 Persons    n 3 Persons    n 4 Persons    n 5+ Persons

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

Housing shortages for female lone-parents by number of bedrooms and income 
brackets.  

The majority require two-bedroom homes that cost between $250 and $1,249 monthly.

There are no female lone parent families in housing need in the very low or higher income brackets.

0 20 40 60 12080 100

0

There are 255 female lone-parent
households in  corehousing need. 

0

Township of Esquimalt

n CHN with Activity Limitation    n CHN
*It is possible that Statistics Canada suppressed the data for recent immigrants with activity limitations due to low counts. See Discussion Paper for more information.

Percent of priority populations with activity limitations in core housing need. 

General
Population

27%

0% 10% 20% 30% 40% 60%50%

Senior

Indigenous

Persons of 
Colour

Female
Lone-Parent

Recent
Immigrant

21%

23%
20%

53%
27%

29%
16%

47%
43%

0%
15%
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Households in the very low and low income categories are disproportionately impacted by housing need.

RESULTS:
HOUSING NEEDS ASSESSMENTS (2016)*

* * The data presented is for discussion only and not to be used for planning purposes.

Victoria Census Metropolitan Area (CMA)
Area Median Household Income (AMI): $70,283  |  Households: 159,765

Income categories & associated monthly affordable housing costs.

 Income Calculation Annual Victoria Monthly Affordable
Level (as a % of AMI) Income Households Housing Costs 

Very Low < 20% < $15,000 6% < $375

Low 20 - 49% $15,000 - $34,999 16% $375 - $874

Moderate 50 - 79% $35,000 - $54,999 17% $875 - $1,374

Average 80 - 119% $55,000 - $84,999 21% $1,375 - $2,124

Higher 120% > $85,000 40% > $2,125

Percent of households in core housing need by income bracket. 

Low
Income

Moderate
Income

Average 
Income

0 10% 20% 30% 40% 50% 60% 70% 80% 90%

Higher
Income

0%

85%
Very Low

Income

59%

12%

3%

21,745 
households are in

core housing need in 

the Victoria CMA
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Total housing deficit by household size and income bracket. 

n 1 Person    n 2 Persons    n 3 Persons    n 4 Persons    n 5+ Persons

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

0 2000 4000 6000 8000 10000 14000 1600012000

Total housing deficit by household size and income bracket.

Most unmet need is for one-person homes that are affordable to households in the very low and low income category.

Income
Level 1 Person 2 Persons 3 Persons 4 Persons 5+ Persons 

Very Low 3135 295 60 0 0

 Low 8950 3780 1005 380 90

 Moderate 0 1185 1030 580 340 

 Average 0 0 215 350 360

 Higher 0 0 0 0 0

0

Victoria Census Metropolitan Area (CMA)
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Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

635 3,490

10,060 14,205

23,135 3,130

32,775

64,625

925

0

n Needs Met    n Shortage

0% 20% 40% 60% 80% 100%

The greatest need 
for homes is: 

14,205
homes 

that cost between 
$375 and $874

monthly

General 
Population14% 13% Senior 18% Activity

Limitation

Percent of priority populations in core housing need. 

Indigenous20% 14% Persons of 
Colour

33%
Female 
Lone- 
Parent

Recent 
Immigrant17%

Female lone-parent families are more than twice as likely to be in core housing need as the general population. 

33% of female lone- 
parents were in core 
housing need.

20% of Indigenous
households were in core 
housing need.

Victoria Census Metropolitan Area (CMA)

Total housing deficit per income bracket. (2016)
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Priority populations 

with activity limitations 

are more likely to be 

in core housing need - 

housing that does not 

meet national housing 

standards.

Female lone parents 

and recent Immigrant 

households with 

activity limitations 

are more than twice 

as likely to be in core 

housing need than the 

general population.

n 2 Bedroom    n 3 bedroom    n 4 Bedroom    n 5+ Bedrooms

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

Housing shortages for female lone parents by number of bedrooms and income 
bracket.

The greatest need is for 2- and 3-bedroom homes costing between $375 and $874 monthly.

There are no female lone parent families in the higher income bracket.

0 400 600 800 18001000 1200

0

There are 2,875 female
lone parent households in 

corehousing need. 

1400 1600200

Victoria Census Metropolitan Area (CMA)

n PP with Activity Limitation    n PP without Activity Limitation

Percent of priority populations with activity limitations in core housing need. 
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Victoria Census Metropolitan Area (CMA)

n 1 Person    n 2 Persons    n 3 Persons    n 4 Persons    n 5+ Persons

Very Low
Income

Low
Income

Moderate
Income

Higher
Income

Average 
Income

-15000 -10000 -5000 0 5000 10000 20000 2500015000

Losses of Low Cost Housing: Change in Rental Distribution 2006 – 2016 (Victoria CMA) 

Greater Victoria has seen a net loss of affordable rental dwellings affordable for very-low and low income households.

20420

3830

785

-10420

-145



emergency shelters, those in congregate housing (e.g. 

rooming houses, single room occupancies, and nursing 

homes), students and LGBTQ2S+ from testing for core 

housing need.

For simplicity and to focus our effort on testing the 

methodology, our analysis did not consider the different 

housing needs of renters and home-owners. However, 

most households in core housing need across Canada 

and within Greater Victoria are renters and are living in 

housing that does not meet the national affordability 

standard (CMHC Housing Market Information Portal, 

2022). We recommend future analyses examine housing 

needs by tenure to help project estimates for purpose-

built rental housing to ensure adequate, affordable 

homes for renters.

This project demonstrates the feasibility of drilling into 

multiple variables of housing needs for equity groups 

such as the working poor, households that rely on 

social assistance and female-lone parent families in 

larger population centres. However, this pilot does not 

replicate this analysis for the majority of CMHC priority 

populations. Housing needs assessments that do not 

disaggregate data according to equity-seeking groups 

contribute to systemic underfunding of suitable and 

affordable housing and reinforce housing inequality. 

Larger population centres, such as the Victoria CMA, 

can include housing needs analysis by income bracket 

and household size for additional priority populations.

CMHC, the government of Canada, and many local 

governments in Greater Victoria have affirmed the right 

to housing and/or set goals to ensure all residents 

have adequate, affordable , and suitable homes. This 

analysis provides governments with a straightforward 

methodology to track progress towards, or regression 

from, the goal of affordable housing for all.

WHAT’S MISSING?

This analysis demonstrates the feasibility and 

importance of projecting total housing need 

differentiated by income and household size and 

including intersectional analysis. The approach puts a 

spotlight on latent demand and shows the magnitude 

of the challenge of addressing existing housing deficits 

which are extreme for households with low incomes.

However, our projections are limited to past trends 

and do not address how a supply shock of market 

housing could restore affordability for different 

income brackets. Some experts argue for housing need 

projections to utilize economic modelling to estimate 

the size of a supply shock required to increase the 

vacancy rate (Canada-British Columbia Expert Panel on 

the Future of Housing Supply and Affordability, 2020) or 

to achieve affordability targets (CMHC, 2022), not just 

meet anticipated household growth.

There are also big gaps in census data. Statistics 

Canada excludes people sleeping outdoors and in 

35    Community Social Planning Council



Clearly, affordability challenges are more acute for 

households with low income in Greater Victoria. The 

size of these numbers should be a wake-up call.  The 

enormity of the challenge is more important than the 

precise number of homes required and should motivate 

local municipalities, BC Housing, and the governments 

of BC and Canada to work together to transform the 

housing system.

Recent economic modelling by CMHC concluded that 

a 24% increase in current housing starts is required in 

BC to achieve a target affordability of $607,000 for the 

average household (CMHC, 2022). The CMHC report 

identified a need to undertake future analysis across 

income distributions and in CMAs. It also argues that 

a finer grained analysis looking across the income 

distribution would yield insights on how much social 

housing is required (ibid).

This report demonstrates a feasible methodology for 

producing finer grained income distribution analysis for 

the Victoria CMA. This analysis shows a total projected 

need from 2016 to 2026 in the Victoria CMA for 21,433 

homes that cost between $375 and $874 monthly. With 

this data, a question for CMHC economic modelers 

is, “How much and what kind of supply is required 

to restore affordability for approximately 20,000 low 

income households in the Victoria CMA by 2030? 

Clearly, projected housing need is most acute for low 

income households. This suggests that equal attention 

and effort must be directed to increasing the supply 

of the deeply affordable social, non-profit and co-

operative housing as to the supply of private market 

homes. The transformation of the housing market 

should be both bottom-up and top-down.

Increasing supply of overall market housing helps 

slow down housing price increases; a supply shock 

can restore affordability to average Canadian 

households (CMHC, 2022), and filtering can bring 

benefits to additional households, but the gap 

between what the lowest income households can 

afford and housing costs can only be ameliorated 

through government subsidies of income or housing 

(Been, V., Gould Ellen, I., and O’Regan K. 2018). 

The Canada-BC Expert Panel on Housing Supply 

recommends a modest objective for construction of 

social housing to increase to 10% of all housing starts. 

Core housing need has been tracked in Canada 

since 1991 and is an indicator of households at risk 

of homelessness. Further, numerous reports cite the 

need for an adequate supply of structural supports – 

either subsidized housing or rental supplements – to 

resolve and prevent homelessness (Albert, M., Penna, 

T., & Pauly, B. (2015); Wallace, Pauly, Perkin, & Cross. 

(2018; GVCEH & CRD (2019); Aubry, T. Agha, A. Mehia-

Lancheros, C. Lachaud, J. Wang, R. Nisembaum, R. 

Palepu, A. Hwang, S. (2021)). 

CMHC, the government of Canada, and many local 

governments in Greater Victoria have affirmed 

the right to housing and/or set goals to ensure all 

residents have adequate, affordable homes. The 

HART methodology provides governments with 

a straightforward approach to tracking progress 

towards, or regression from, the goal of affordable 

housing for all. 

CONCLUSION

We welcome feedback on our 
methodology and analyses. 
Suggestions will be used to 
advance further housing needs 
assessments using Census 2021 
data.
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