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Introduction

The Knox Vision Society has engaged the consultant to 
produce a housing need and demand study for seniors’ 
supportive housing in the District of Sooke. This study is 
part of a larger feasibility analysis for the Knox Center Project 
in the District of Sooke, funded by the Canada Mortgage 
and Housing Corporation’s Seed Funding for Affordable 
Housing program. This study will meet all the requirements 
of the CMHC funding agreement and guidelines they 
provide. Additionally, BC Housing has a housing need and 
demand guide, which they provide for non-profit housing 
pre-development and feasibility 
analysis, which was also used as 
a guide for formatting this study.

Knox Presbyterian Church 
and Knox Vision Society:

The Knox Presbyterian Church has 
deep roots in the community of 
Sooke. Established in the 1890s, 
the church sits on the same plot 
of land to this day. 

The Knox Vision Society was 
created in 2008 in order to 
explore opportunities for the 
Knox Presbyterian Church to 
continue to minister to the 
community of Sooke, while at the 
same time meet the Church’s on-
going expenses.

Study Area

The District of Sooke is a rapidly growing municipality 
located on the southwestern tip of Vancouver Island 
in the Capital Regional District of British Columbia. A 
seaside community located only a 35 minute drive from 
downtown Victoria, which is the Capital City of British 
Columbia Vancouver Island, Sooke has a total land area 
of 50.01 square kilometers and a population of 11,435 as 
of 2011. The District of Sooke was incorporated in 1999 
and has been growing ever since (BC Stats, 2011 and 
StatsCan 2012).

  Knox Vision Society’s Vision:
       .

To glorify God the Father, Son and 
Holy Spirit by offering Christian love 
through service and programs to all 
people
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Population

The demographic profile of a community largely 
determines the demand and types of housing that are 
required, therefore, it is important to begin with an 
analysis of the Sooke demographic profile. The District of 
Sooke is a rapidly growing municipality, rivaling Langford 
for the top spot as the fastest growing municipalities 
in the Capital Regional District (and Province) with a 
population increase of 18% from 2006 to 2011 (StatsCan 
2012). Using a simple geometric population prediction 
model, it can be estimated that the population of Sooke 
will reach 18,740 by the year 2026, if the District continues 
to grow at its current rate of 18%.

Age:

Age is a very important element for this housing study 
as the goal is to outline the specific housing need and 
demand for senior housing. First, it is important to 
take note of some of the  national trends in the ‘senior’ 
age group. StatsCan has noted that, in general, across 
Canada seniors have a higher growth rate than other age 
groups and that the portion of the general population 
represented by seniors is increasing as well. 

Additionally, British Columbia is among those provinces 
with the highest proportions of seniors. From the 
Canadian Population in 2011: Age and Sex Highlights:

•   The number of seniors aged 65 and over increased 14.1% 
between 2006 and 2011 to nearly 5 million. This rate of 

growth was higher than that of children aged 14 and under 
(0.5%) and people aged 15 to 64 (5.7%).

•   Seniors accounted for a record high of 14.8% of the 
population in Canada in 2011, up from 13.7% five years 
earlier.

•   In 2011, census data showed for the first time that there 
were more people aged 55 to 64, typically the age group 
where people leave the labor force, than aged 15 to 24, 
typically the age group where people enter it.

•   In 2011, the proportion of seniors was the highest in the 
Atlantic provinces, Quebec and British Columbia.

-StatsCan, 2012

An increasing senior population means an increasing 
demand for homes and services geared towards the 
needs of an aging population. The District of Sooke 
mirrors the broader trends of aging in Canada. Currently, 
almost 13% of the Sooke population is aged 65 or older. 
The population of Sooke seniors increased by 21% 
between 2006 and 2011, which is higher than the general 
population growth rate of 18%. 

These projections cannot include possible increases 
of internal and external migration (although they do 
take into account current levels of migration), as with 
the increase of ‘seniors’ all over Canada, there may also 
be an increase in the number that choose to retire 

Sooke	  Geometric	  Population	  Projection	  -‐	  All	  Ages	  

1996 2001 2006 %	  Change 2011 %	  Change 2016 2021 2026
8,436 8,735 9,699 11% 11,435 18% 13,482 15,895 18,740

Statistics	  Canada	  1997,	  2002,	  2007,	  2012

Table 1: Sooke Geometric Population Projection - All Ages

Sooke	  Geometric	  Population	  Projection	  for	  Adults	  55+

2001 2006 %	  Change 2011 %	  Change 2016 2021 2026
1,110 1,205 9% 1,460 21% 1,769 2,143 2,597

Statistics	  Canada	  2002,	  2007,	  2012

Table 2: Sooke Geometric Population Projection - Adults 65+
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on the west coast of Canada, and Vancouver Island 
specifically. However, what these current trends and 
the ensuing projections do indicate is a growing senior 
population in Sooke. This population will be likely be 
looking to downsize their housing, move to retirement 
communities, or other housing options which may better 
fit their changing lifestyles and daily needs as they age.

Housing

Note: a mix of 2006 and 2011 Census data will be used in this 
section as due to a variety of factors limited data is available 
from the 2011 census.

Affordability: 

Defining affordability can be challenging as the term 
is interpreted differently by different people and 
organizations. Currently in Canada, the term “core 
housing need” has been developed by CMHC to help 
define households in housing need. Households are 
in core housing need if they live in housing that is 
inadequate, unsuitable, or unaffordable and would have 
to spend 30% or more of their total before-tax household 
income to pay the median rent/mortgage of a suitable 
alternative in the local market (CMHC, 2010).

According to CMHC, adequate housing is housing 
that is reported by residents as not needing any major 
repairs. Affordable housing means that costs should be 
less than 30% of the total before-tax household income. 
This includes rent, mortgage, and utilities payments. 
Suitable housing is housing that has sufficient bedrooms, 
according to the National Occupancy Standard (NOS), for 
the size and make-up of the resident households (CMHC, 
2010).

In addition to conventional housing affordability defined 
at 30% of a household’s income, supportive housing is 
considered affordable at 50% or less of household income 
as meals and other services are included in the price of 
housing, and assisted living, which has even higher level 
of service, often including nursing/medical support is 

considered affordable at 70% or less of household income 
(BC Housing, 2007, and BCNPHA, 2004). This is important 
to include as services are an important element of the 
seniors housing discussion.

Household size and composition:

In 2006, the total number of private households in the 
District of Sooke was 3,855, and of those, 1,200 were 
persons 65 years and over living in private households, 
280 of which lived alone. In 2011, the total number of 
private households in the District of Sooke was 4,505, 
and of those 1,410 are persons 65 years and over living in 
private households with 345 living alone. These statistics 
not only support the trend of an increasing number of 
seniors living in Sooke, but that the number of seniors 
living alone are increasing. Seniors living alone have 
greater instances of social isolation, which impacts health 
and happiness.

Housing typology, tenure type, and condition of 
housing stock:

In 2006, a total of 4,122 private dwellings existed in 
Sooke and usual residents occupied a total of 3,859 of 
these dwellings. Of the 3,859 occupied private dwellings 
in Sooke, 3,140 are owned, and only 715 are rental units, 
which means over 80% of the total housing stock in 
Sooke is owner-occupied.

1	  

2	  

Rental
18.5%

Owner-
Occupied

81.5%StatsCan, 2007
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Of the 4,122 private dwellings in Sooke, 2,225 were 
constructed before 1986, and 7.8% were in need of 
major repairs, which is higher than the 6% of dwellings in 
need of major repairs across the Capital Regional District. 
Housing in need of major repairs is one of the criteria for 
core housing need, and therefore these figures suggest 
that almost 8% of the available housing stock in the 
District of Sooke is unacceptable to live in according to 
federal standards.

In 2006, of the 3,859 occupied 
private dwellings in Sooke, 
74.6% were single detached 
homes, with apartments (under 5 
stories) coming in at 7.3%, semi-
detached homes at 7.1% and 
duplex apartments at 6.7% of the 
total housing stock in Sooke.

In 2011, a total of 4,986 private 
dwellings exist in Sooke, with a 
total of 4,505 dwellings occupied 
by usual residents. Of these 
dwellings, the majority, or about 
71% of these dwellings are single-
detached family homes, the rest 
of which are semi-detached, 
row house or apartment – type 
dwelling units. 

The clearly dominant single-detached home typology 
within the District of Sooke demonstrates a need for a 
more diverse housing stock. For example, looking at the 
target group of this study, as people age the large single 
family home is not always the ideal housing typology. A 
more diverse housing stock provides a variety of options 
for residents unable to own, or uninterested in living in, 
the single-family home. 

StatsCan, 2012

1	  

2	  

3	  

4	  

5	  

6	  

7	  

Single-Detached 
71%

Movable 
Dwelling

5.3%

Semi-Detached
7%

Row House
3.2%

Duplex
  6.3%

Apartment less 
than 5 Stories

7%

Other single-
attached
       0.3%

Housing and rental market conditions:

Ownership Market
Housing Starts (see table 3 on opposite page)
In the past year, multiple family housing (e.g. 
apartments) starts actually increased, while single-
detached family housing starts decreased slightly 
in the Victoria Census Metropolitan Area (CMA). The 
majority of home starts were recorded in Victoria, 
Langford, Saanich and Sooke (CMHC, January 2014).

The District of Sooke specifically 
had a total of 120 housing 
starts (62 of which were single-
detached housing) from 
January – October 2012, which 
is a 6.2% increase in housing 
starts compared to the same 
period in 2012. 

Completions in Sooke (see table 4 on opposite page)
Sooke also had a total of 96 units completed 
between January and October 2013, which was 
a significant decrease of 43.9% compared to the 
same period in 2012.
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Table 3: 

Table 4: 
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Absorbed Single-detached units
Close to 46% of units absorbed in Sooke in 2013 were 
priced $400,000 and lower, and 34% of units absorbed 
were priced between $549,999 - $400,000, comparatively,  
only 20% of units absorbed in Sooke were $550,000 or over. 
The median price of houses purchased in 2013 is $413,100.

Table 5: 
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Ownership Market Analysis
The housing market statistics gathered by CMHC 
indicates an increased and high level of new 
construction (starts and completions) in the District 
of Sooke. The units absorbed seems to indicate that 
housing priced on the lower end of the market rates 
are in more demand than those higher-end units. 

Additionally, according to the Victoria Real Estate 
Board (VIREB), a total of 42% of the homes purchased 
in 2011 on Vancouver Island were purchased as 
retirement properties, with the majority residential 
buyers originating within the same area as the 
home purchased (40%) or coming from elsewhere 
on Vancouver Island (16%). Following closely is 
buyers from the rest of Canada, which made up 
42% of home buyers on the Island (VIREB, 2012). 
This demonstrates the high demand for retirement 
homes on Vancouver Island.

VIREB, 2012

Buyer Origin

Number of Private Apartments, Fall 2013

Vacant Total Vacant Total Vacant Total Vacant Total Vacant Total

Langford/Vw 
Royal/Colwood/Sooke 2 39 11 161 4 289 2 63 19 552

TotalBachelor 1 Bedroom 2 Bedroom 3 Bedroom

Table 6: Number of Private Apartments, Fall 2013

Table 7: Private Apartment Vacancy Rates (%) , Fall 2013

Rental market
Number of private apartments
There are a total of 39 bachelors, 161 one bedrooms, 
289 two bedrooms, and 63 three + bedroom units 
in Langford/View Royal/Colwood/Sooke for a total 
of 552 rental units available.

Private Apartments Vacancy Rates (%), Fall 2013

Oct, 12 Oct, 13 Oct, 12 Oct, 13 Oct, 12 Oct, 13 Oct, 12 Oct, 13 Oct, 12 Oct, 13

Langford/Vw 
Royal/Colwood/Sooke 5.6 5.6 7.2 6.8 2.8 1.4 3.2 3.1 4.4 3.4

Bachelor 1 Bedroom 2 Bedroom 3 Bedroom Total

Vacancies
The vacancy rates for the same area equals 5.6% 
for bachelors, 6.8% for one bedrooms, 1.4% for two 
bedrooms, and 3.1% for three+ bedrooms, for a 
total vacancy rate of 3.4%, which is a decrease from 
4.4% a year ago at this time. 

CMHC, Fall 2013

CMHC, Fall 2013
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Average Rent
The average rent for the Langford/View Royal/
Colwood/Sooke area in the Fall of 2012 is $604 
for a bachelor, $758 for a one bedroom, $996 for 
a two bedroom, and $1,230 for three + bedroom 
apartments, which means that renting an apartment 
was on average less expensive in this area than in 
2012.

Rental Market Analysis
It is important to note that CMHC groups the 
Westshore (Langford, Colwood, View Royal) 
together with Sooke, which impacts the way the 
rental market numbers they report on can be 
interpreted. Most importantly the vacancy rates 
can be deceiving, because the 3.4% vacancy rate 
includes a broad geographic area, and over triple 
the Sooke population. This means that the units 
available could all be (and likely are) in Langford, 
a 20-minute drive from Sooke and would require 
Sooke residents to leave their community to 
find housing. It also means a higher demand for 
these units from these surrounding communities’ 
populations  in addition to the Sooke population.

Additionally, using bachelors as an example, while 
a 5.6% vacancy rate for bachelor units is much 
higher than the optimal rate of 2.4% vacancy rate, 
with only 39 bachelors in this geographic area, this 
rate means that there are only two available units. 
If these units are poorly located, in poor condition, 
or too expensive, there are few alternatives for the 
single renter.

Vacancies, location of units and number of units 
available are only one piece of the housing/
rental market analysis, because even if there are 

Private Apartments Average Rents ($), Fall 2013

Oct, 12 Oct, 13 Oct, 12 Oct, 13 Oct, 12 Oct, 13 Oct, 12 Oct, 13 Oct, 12 Oct, 13

Langford/Vw 
Royal/Colwood/Sooke $642 $604 $789 $758 $996 $996 $1,173 $1,230 931 928

TotalBachelor 1 Bedroom 2 Bedroom 3 Bedroom

Table 8: Private Apartment Average Rents , Fall 2013

appropriate units available in Sooke, if those in need 
cannot afford what is available, then appropriate 
housing is just as out of reach as if there was a 0% 
vacancy rate.

In addition, when considering seniors housing, 
none of these vacancies exist in a building that 
offers personal care. The only building that offers 
housing and services is Ayre Manor and it is at 
capacity with a long waiting list.

CMHC, Fall 2013
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Income

The relationship between housing prices and income is 
an important measure in describing housing affordability, 
as income levels affect an individual’s ability to purchase 
or rent housing. In order to analyze income, all data used 
will comes from the 2006 census as income 
data was collected and released as part of the 
2011 census.

In 2006, the median Sooke household income 
after-tax was $48,100. This allows a family to 
spend no more $1,202.75 on housing related 
costs. The average after-tax income for an 
individual in Sooke was $28,329. This allows 
the average individual to spend no more than 
$708.23 on housing related costs. Projecting 
out to 2013/2014 can be done using an 
inflation calculator (see Bank of Canada 
website), however, incomes do not often 
keep up with inflation, so while incomes may 
have increased some over time, this is not an 
assumption that should be made.

Seniors’ Income:

Seniors’ incomes, while documented in 
the median incomes of households and 
individuals  reported by Statistics Canada, 
are in different category. Most seniors 65 and over are 
no longer employed and many live on fixed-incomes. As 
Canadian, seniors are all guaranteed a certain amount of 
income from the government (see table below).

Seniors Allowance

Single or married to 
spouse not on 
OAS/GIS/Allowance

Married (both 
on OAS/GIS) 
x 2 = couple

OAS $551.54 $551.54
GIS $747.86 $495.89
Senior's Supplement $49.30 $60.25

Guaranteed Totals 1348.7 2215.36
Source: BC Ministry of Social Development and Social Innovation, 2014Source: BC Ministry of Social Development and Social Innovation, 2014

Table 9: Senior’s Public Assistance Rates

In general, public pensions (OAS/GIS and CPP/QPP 
combined) represented 41.2% of seniors’ total income 
in 2011. A third (33.7%) of seniors’ income came from 
private pensions and withdrawals from their RRSPs. The 
remaining proportion was split between investment 
income (9.3%) and other income sources (15.8%), 
including other market income and other government 
transfers.

Table 10:
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Housing Need

Rental:

There are 3,835 private dwellings occupied by usual 
residents in Sooke. According to the 2006 Census Profile, 
715 of these units are private rental dwellings occupied 
by usual residents with an average gross monthly rent of 
$801. This average gross rent is $27 dollars lower than the 
provincial average of $828. Forty three percent of these 
households were spending more than 30% of household 
earnings on gross rent. This leaves 308 households in 
core housing need.  

Those that have identified themselves as an individual 
living in a rental dwelling pay, on average, $844 per 
month. Of this particular group, which accounts for 
10% of the total dwelling use in Sooke, 35% of these 
individuals spend more than 30% of their household 
income on shelter. This leaves 135 individuals in core 
housing need.  

Owner-Occupied:

Within the District of Sooke, the average value of an 
owner-occupied dwelling is $360,402 with an average 
monthly payment of $1,090 per household. Of the 
3,120 owner-occupied homes in the area, there are 
800 (26%) households spending 30% or more of the 
household income in owner’s major payments. These 

800 households are in core housing need. The caveat 
being some households choose to spend more than 30% 
of their income on housing, even though they might be 
able to secure housing that would cost less.

Of the 3,120 owner-occupied homes in Sooke, there 
are 2,295 individual owner-occupied households where 
the average monthly payments are $1,105 per month. 
Twenty three percent of these households are spending 
more than 30% of their income on shelter. This leaves 528 
individual owner-occupied households in core need of 
housing. 

Additionally, besides underlining how many households 
and individuals are in core housing need in Sooke, there 
is an important trend of homeownership costs increasing 
faster than household or individual incomes between 
2001 and 2006, which means that the number of 
homeowners in core housing will likely increase, and the 
number of households able to afford home ownership 
will likely decrease if these trends continue.

Sooke Housing and Affordability

Average Household Income $44,921 $54,676 22%
Average Income One Person Household $21,559 $26,483 23%
Average Rent $669 $751 12%
% Greater than 30% Income - Renters 40 35 -13%
Average Owner Payment $838 $1,088 30%
% Greater than 30% Income - Owners 21 21 0%

2001 2006 % Change

Table 11:

StatsCan, 2002 and 2007
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Affordable Housing 
Stock in Sooke

The District of Sooke has a small amount of affordable, 
non-market housing available, or in negotiations, which 
has been gathered and documented by District of Sooke 
Staff (see Table 12). 

In addition to what is mentioned in this table, Ayre Manor 
provides three different types of affordable seniors 
housing, including: independent living, assisted living 
and complex care. There is also the Seniors in Sooke 
group, which provides assisted living and respite care. 

Anecdotally, these residences are generally full with 
long waiting lists. For instance, the Sooke Affordable and 
Social Housing Policy (2007), states this about affordable 
seniors housing in Sooke:

Table 12:

District of Sooke, 2012

A number of senior homeowners are single 
individuals living on fixed pensions, who have 
increasing difficulty coping with ongoing 
operating and maintenance costs related to 
home ownership.

There are no new affordable condominium 
developments in Sooke. As a result of rising 
construction costs, new townhouse or 
condominium developments that will be 
developed will be too costly for many seniors. 

Sooke’s seniors have very few options to 
downsize from their traditional single-family 
dwelling to a condo or townhouse, or who 
wish to rent. Many seniors will have to leave 
the community they have always lived in, to 
find affordable housing elsewhere.
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Seniors’ Needs

What can seniors afford to pay?

Supportive housing is considered affordable at 70% or 
less of household income as meals and other services are 
included in the price of housing (BCNPHA, 2004).  BC Non-
Profit Housing Association estimates that seniors living on 
a minimum pension income have approximately $700 per 
month to spend on Assisted Living 70% of their income 
goes to housing and care. If only 50% of income goes to 
Senior to housing and care (with a supportive housing for 
those requiring fewer personal care supports), then this 
amount would drop to $500 per month.

Sooke
Based on the 2006 average 
annual household income 
in Sooke of $54,676 a 
household could spend 
$1,367 per month on 
supportive housing (50%). 

Based on the 2006 average 
annual individual’s income 
of $26,483, an individual 
in Sooke could afford to 
spend $1,103 per month 
on supportive housing. 

Home Care:

Often the kind of informal 
care that a senior needs 
to remain in independent 
housing falls on friends 
or family. A 2009 survey 
of Canadians 65 and 
older receiving home 
care indicated that family, 
friends and neighbors 
were the sole provider 

of their home care support for 53% of the respondents 
(StatsCan, 2012 and CBC News, 2012). The most common 
types of homecare include:
 •   Housework (including home maintenance)
 •   Transportation (including trips to the doctor   
      or for shopping)
 •   Meal Preparation

Please refer to Table 13 below.

In addition to those actually receiving home care, 180,000 
seniors reported at least one unmet need for professional 
homecare services, and housework and personal care 
were the two most common unmet needs.

Table 13:
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Social Isolation

Social isolation is a critical component influencing senior 
health and happiness, which in turn influences the level 
and amount of care needed from the system. The 2011 
Canadian census revealed that more than one-quarter, 
and almost half of all Canadian women over the age of 65 
live alone (StatsCan, 2012). As seniors age they lose not 
only friends and family members, but drivers licenses, 
mobility, strength and endurance. Lack of transportation 
and difficulty taking public transport further decreases 
socialization for seniors. Research has consistently linked 
social isolation to a higher risk of health problems and 
mortality. For example, PLoS Medicine Editors collected 
data from 148 studies involving 308,849 participants 
and found that social isolation has a similar ‘degree of 
mortality risk’ as that associated with smoking (PLoS 
Medicine Editors, 2010).

Senior Care Options in Sooke

If a senior does not have the support from family and 
friends to live independently what do they do? Currently, 
Sooke has one assisted living facility with twenty 
subsidized beds and five private-pay beds, and one 
residential care facility with 35 subsidized beds and two 
private-pay beds at Ayre Manor. For the subsidized beds, 
in both the assisted living and residential care options, a 
senior must meet the requirements set out by the health 
authority in order to be put on a waiting list, which is 
generally extensive in length. Subsidized assisted living 
costs 70% of after tax income and residential care costs 
80% of after tax income (up to maximum and minimum 
amounts which change yearly). The five assisted living 
beds at Ayre Manor accessible via a private-pay option 
begin at about $2,800 per month for one resident. The 
two private-pay residential care beds at Ayre Manor 
begin at$6,000 per month (personal communication 
with local health workers, 2013). 

To access any other private independent or assisted 
living facility would require a senior in Sooke to move to 
Langford or Victoria.  Likewise, with residential care there 
is no guarantee that a senior living in Sooke will receive 
a bed in Sooke. Provincial government policies indicate 

that seniors accessing subsidized residential care must 
accept the first available bed in their chosen geographical 
area, which for the Sooke area covers Esquimalt and 
the Westshore (Langford, Colwood, Metchosin, the 
Highlands, and View Royal) Other geographical areas 
on the south island available to Sooke residents include 
Victoria and Saanich/Peninsula (personal communication 
with local health workers, 2013).

Additional senior resources include a day program for 
isolated seniors in Sooke which is run by the Health 
Authority. This one Adult Day Program (ADP) has an 
extensive waiting list, indicating how valuable and 
much needed resource this is. However, Sooke has no 
community house or community hall, and this lack of 
space is already affecting seniors as the health authority 
has had to move their ADP to Ayre Manor when the senior 
space was lost. Conversely, Metchosin, a much smaller 
rural community about twenty minutes from Sooke has a 
lovely community house with two days of ADP provided 
by the Health Authority.

The local Sooke Senior Center does have a bus and a good 
program, however, it operates out of the fire hall and 
seems to cater more to seniors who are still independent 
with minor, or no, cognitive impairment. Home bound 
seniors in the Sooke area with little family support can 
see no one for days; home and community care clients 
receiving subsidized home support often mention how 
much they look forward to their home support care 
givers to brighten up their otherwise lonely day (personal 
communication with local health workers, 2013). 
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Conclusion

The statistics, reports, and anecdotal evidence 
provided in this report supports the need for 
affordable housing options in the District of Sooke. 
While rents are stable in Sooke (rents have even 
decreased for some unit types), vacancy rates are 
dropping and incomes are stagnating, which makes 
finding affordable housing increasingly difficult for 
those individuals and families living on a limited 
income, minimum wage, or seniors’ incomes. There 
are, therefore, an increasing number of individuals in 
the District of Sooke who are in core housing need. 

With a rapidly growing senior population, limited 
amounts of affordable housing, and even fewer 
options for supportive housing in Sooke, there is 
a clear need and demand that will likely increase 
over time. As the population continues to age, there 
will be an increasing number of seniors in need 
of personal care and support, placing additional 
pressures on the few seniors units currently located 
in Sooke. 




