HOUSING NEEDS ASSESSMENT

Photo: Lotus Johnson, Flickr Creative Commons

Prepared for the City of Castlegar
January 2020 | CitySpaces Consulting

Table of Contents
Executive Summary ...........................................................................................................................................1
Introduction ........................................................................................................................................................6
Background .................................................................................................................................................................6
Methodology ...............................................................................................................................................................6
The Housing Continuum ............................................................................................................................................7

Context ................................................................................................................................................................9
Housing Indicators ..........................................................................................................................................12
Population .................................................................................................................................................................12
Housing ......................................................................................................................................................................16

Affordability Analysis.......................................................................................................................................28
Overview ....................................................................................................................................................................28
Rental Affordability Analysis ....................................................................................................................................28
Homeownership Affordability Analysis ..................................................................................................................30

Non-Market Housing .......................................................................................................................................34
Overview ....................................................................................................................................................................34
Non-Market Housing Supply ...................................................................................................................................34
Community Programs ..............................................................................................................................................36

Demonstrated Need .......................................................................................................................................38
Priority Groups ..........................................................................................................................................................38
Housing Gaps ...........................................................................................................................................................41
Other Related Issues ................................................................................................................................................43

In Closing ..........................................................................................................................................................44
Next Steps .................................................................................................................................................................44

Appendix A Key Terms & Definitions ..........................................................................................................47
Appendix B List of Key Informants ..............................................................................................................51

Housing Needs Report | City of Castlegar | January 2020

Housing Needs Report | City of Castlegar | January 2020

Executive Summary
The City of Castlegar last completed a housing needs assessment in 2012/2013. Since then,
discussions with local housing organizations, social service providers, and the development
community indicate that Castlegar has experienced changes with respect to its housing needs and
affordability. This report focuses on “need and demand” for affordable housing in Castlegar. It
contains:
•

A description of a wide range of factors that influence the housing market;

•

An identification of groups who are least able to access suitable, affordable housing; and,

•

A commentary on gaps and issues in the market and non-market sectors.

CitySpaces Consulting was engaged by the City to conduct research between September and
November 2018, involving a review of previously completed research, analysis of recent housing
indicator data, and telephone interviews. Participants were generous with their time and provided
many helpful insights.

Then, and Now
Research identified several key changes that have occurred in Castlegar since the previous housing
needs assessment was completed in 2012/2013:
•

There has been no new rental construction between 2012 and 2017;

•

Rental vacancy rates have decreased from 3.7% to 2.3% for all unit types;

•

Average rent for apartments and row houses has increased from $611 in 2011, to $742 in 2016;

•

The number of non-market housing units has decreased by 45 units;

•

From 2011 to 2016, median household income levels increased by 26.8%, from $54,279 to
$68,800;

•

The number of individuals and families receiving subsidies through BC Housing’s Rental
Assistance Program (RAP) and Shelter Aid for Elderly Renters (SAFER) has increased from 53
recipients to 64 recipients;

•

The average sale price for single-detached homes has risen by 25.5% between 2013 and 2018,
from $253,592 to $318,171;

•

The average sale price for townhouses has risen by 39.2% between 2013 and 2018, from
$201,250 to $280,278 and,

•

The average sale price for apartments has decreased by 13.6% between 2013 and 2017, from
$213,667 to $184,650.
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Groups Experiencing Greatest Challenge in Castlegar’s Housing Market
Research identified six sub-population groups that have the greatest challenges in finding suitable
and affordable housing in Castlegar:
•

Low-Income Seniors: The demand for affordable housing for seniors has significantly increased
since the 2013 Housing Needs Assessment and the number of seniors in Castlegar is projected
to grow over the coming decade. The increase in demand may be further exacerbated by a loss
of supply, as the number of independent social housing units for low income seniors has
decreased from 55 to 13. Median incomes for seniors appear to be financially healthy in
Castlegar compared to other household groups, and seniors are more likely to accumulate
wealth over time. That said, seniors earning a fixed income (i.e. pension) are challenged to afford
the average market rental prices in Castlegar.

•

Low-Income Families: Affordability calculations demonstrate single parents earning the median
income have a lesser ability to buy a home compared to couple households, and single parents
under the age of 44 are completely priced-out of the homeownership market, and would be
more likely to rent than own their homes. There are limited family-friendly rental options in
Castlegar, and there is demand for affordable multi-unit rental housing.

•

Students: Stakeholders consistently emphasized the impact of international students from Selkirk
College on the local rental market. While evidence-based information (i.e. CMHC data) indicates
there is ample rental availability in Castlegar, the College’s student residences do not have the
capacity to accommodate the increase of international students. These students frequently
encounter challenges securing suitable housing, and community stakeholders indicated many
rental units occupied by students are over-crowded.

•

People who are Experiencing Homelessness or At-Risk of Homelessness: Social service
providers have seen an increase in demand for services over the past decade, and several
stakeholders indicated their organizations now maintain waitlists for housing, when they had not
done so in the last ten years. These indicators, along with the increasing number of visible
homeless, indicates that there is likely a need for more supplements and housing supports for
individuals experiencing or at-risk of experiencing homelessness. This need could be much
greater than is immediately apparent as hidden homeless are hard to reach and account for.

•

Persons with Disabilities: Conversations with community stakeholders indicate a need to develop
new supportive living facilities to accommodate persons with disabilities in the community. The
Kootenay Society for Community Living has recently received funding from BC Housing and the
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Columbia Basin Trust to build 11 units of affordable and supported housing in Castlegar, which
will help to alleviate some of the demand. This project represents BC Housing’s first multi-unit
new build in Castlegar, and is indicative of the need for a greater diversity in housing stock. As
there are currently 6 persons with disabilities on the BC Housing waitlist for non-market housing,
it will be important to monitor demand for accessible units and supportive living facilities once
the new Kootenay Society for Community Living development is operational.
•

Vulnerable Women: The Castlegar and District Community Services Society continues to see an
increase in the number of women, with and without children, who are dealing with violence at
home, and require safe accommodation. A second-stage housing option, where women and their
children can live for 12-24 months while looking for longer-term housing, is needed in Castlegar.
Key stakeholders emphasized the importance of establishing a women’s transition house, which
was also identified as a priority in the 2013 Housing Needs Assessment.

Main Housing Gaps
Six main housing gaps cross over the private and non-market housing sectors:
1. Non-Market and Market Rental Independent Seniors Housing
2. Non-Market Rental Housing;
3. Market Rental Housing;
4. Transitional and Low Barrier Rental Housing;
5. Affordable Homeownership Opportunities; and,
6. Accessible Housing.
As a next step, the City of Castlegar may consider developing a strategy that identifies and prioritizes
municipal actions to address local housing gaps.

How Many Units Do We Need?
Income levels by age group and household type, as well as housing wait list data, have been
reviewed to inform an estimated need of affordable housing units or programs in Castlegar. These
are conservative estimates, and are inherently limited. A detailed financial feasibility study and
business plan should be conducted for site-specific affordable housing projects, or mixed-income
housing projects, to be confident in the many facets of project viability — financial, location,
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partnerships, number of units, rent ranges, etc. These estimates are intended to provide a “snapshot”
of demand, but are notably a moving target, as changes in the community, particularly related to the
economy, alter housing demand and need.
Table 1: Estimated Affordable Housing Units Needed in Castlegar

Low-Income
Seniors

Units

Reasoning

10-20 units of seniorfriendly rental housing
in the private market

Conservative range of 5%-10% of low-income seniors who rent.
These units can be delivered through the private market, with
eligible occupants applying the SAFER rent subsidy towards offsetting the rental cost.

5-10 units of affordable BC Housing Registry wait list and private affordable housing wait
seniors housing
lists
Low-Income
Families

Students

20-35 units of familyfriendly rental housing
in the private market

Unknown

People who are
5 - 10 rent supplements
Experiencing
through BC Housing’s
Homelessness
Homeless Prevention
or At-Risk of
Program
Homelessness

Persons with
Disabilities

4

None at this time

Conservative range of 5% to 10% of low-income families who
rent. These units can be private market rents, with eligible
occupants applying the RAP rent subsidy towards off-setting
rental costs.
From 2012 to 2017, Selkirk College enrolment grew by 13.7%,
and the number of international students increased from 118 to
700. Stakeholders indicated students are struggling to secure
rental accommodation; however, there is limited evidencebased information available to inform existing, and future
demand. While rental vacancy rates remain healthy, qualitative
data indicates there is a need for additional market rental
housing to accommodate students.
Social service providers have seen an increase in demand for
services over the past decade, and several stakeholders
indicated there is an increasing number of visible homelessness.
There is a need for rent supplements to be applied in the private
market rental stock.
The Kootenay Society for Community Living has recently
received funding from BC Housing and the Columbia Basin Trust
to build a five-bedroom residential space for people who need
supported living, and six units of affordable housing in the same
property. As these units are built, the City should monitor
absorption, and observe how long the units are available until
finally occupied. The rate of absorption will determine if
additional units are required for persons with disabilities.
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Vulnerable
Women

Units

Reasoning

4-8 bed Women’s
Transition House

The Castlegar and District Community Services Society
continues to see an increase in the number of women, with and
without children, who are dealing with violence at home, and
require safe accommodation. Key stakeholders emphasized the
importance of establishing a women’s transition house, which
was also identified as a priority in the 2013 Housing Needs
Assessment.

This assessment is an estimate of the affordable housing units needed in Castlegar, and, moving
forward, it will be imperative to monitor demand. As units are built, the City should monitor
absorption to understand how long the units are available until finally occupied. If a quick absorption
rate is observed, and a wait list follows, then the number of units required per group in need can be
revisited. If demand persists, the City should encourage the development of additional units. If
absorption rates are slow, a cautious approach toward future development will be necessary, and it
may be appropriate to revisit the proposed housing forms, and intended target audience.
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Introduction
In 2018, the City of Castlegar engaged CitySpaces Consulting to update their Housing Needs
Assessment. The purpose of this study is to provide staff and Council with a clear understanding of
Castlegar’s housing needs in order to:
•

Provide data and background information for housing related policy.

•

Provide clear and concise data for staff to reference when speaking with potential partners,
non-profit housing providers, and developers regarding what form of housing is needed.

•

Be used as background documentation when the City, or other housing related organizations,
are applying for grant funding.

Background
The City of Castlegar is updating their Housing Needs Assessment to provide staff and Council with
a better understanding of local housing issues. Since the last Housing Needs Assessment was
developed between 2012 and 2013, the City has experienced changes with respect to housing
needs, affordability, and suitability. Evidence of such change includes increasing home prices and
rental rates, and a mismatch between the existing housing stock and the supply of certain housing
types that are needed in the community. Likely factors that are influencing these housing trends
include demographic changes, increased enrolment of international students at Selkirk College, and
growth in the area surrounding Castlegar as the area is increasingly seen as a desirable, and
relatively affordable community, compared to other B.C. municipalities, such as Nelson.
City Council has instructed staff to research and explore policies to address Castlegar’s changing
housing needs, including affordable housing, and this housing needs assessment is intended to
provide baseline data of Castlegar’s current housing availability, suitability, and affordability across
the entire housing continuum from basic shelter to market housing. The Housing Needs Assessment
will be used as a tool by the City as it determines what forms of housing are needed in the
community, to inform future housing related policy, and to support housing providers and other
organizations applying for affordable housing project funding. Findings from this Housing Needs
Assessment will inform the City with a clear understanding of Castlegar’s housing needs and gaps.

Methodology
This assessment has involved assembling and analyzing relevant and reliable data, as well as
interviewing community stakeholders about housing needs. Determining the need and demand for
housing is framed by BC Housing’s Housing Need and Demand Study Template, which focuses on
6
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obtaining both quantitative and qualitative sources of information to offer comprehensive insight
into local housing needs. To provide this baseline of understanding of the service and planning
context, this report includes a policy review and community profile, including an inventory of local
housing and services in the Castlegar area.
•

The quantitative data highlighted in this report has been obtained from a variety of sources,
where available. Research sources include the 2006, 2011, and 2016 Census of Canada; the
Canada Mortgage and Housing Corporation (CMHC); BC Stats; BC Housing; and the Kootenay
Real Estate Board.

•

The qualitative information was obtained by collecting insights, observations, and perspectives of
community stakeholders. A series of one-on-one interviews were conducted over the telephone,
documenting key concerns related to housing in Castlegar and area communities. A list of
community stakeholders who participated in key informant interviews is available in Appendix B.

The Housing Continuum
The Housing Continuum is a concept that demonstrates the full range of types and tenures of
housing, from seasonal shelters to home ownership. As an illustration it has two purposes—to provide
readers with an “at a glance” look at what housing planners use as a basis for analysis, and as a tool
to identify gaps in the Castlegar area housing market. The non-market side of the continuum, the left
side, includes emergency shelters, safe houses, and transitional and supportive housing. These
represent temporary and less stable housing situations. On this end of the continuum, the housing
forms typically include the greatest level of support services and often require the most public
funding.
Moving along the continuum, there is independent social housing for low income households. While
this type of housing is still government subsidized, there is no additional support required for
households to be able to live independently and often less subsidy is needed to maintain these
units.
On the right side of the continuum, rent supplements form a bridge across the non-market and
market sides, with government assistance provided to individuals who are renting in the private
market. The remaining tenures include rental and ownership housing forms that are available
through the private market without any subsidy required. The Housing Continuum can be seen in
Figure 1 on the following page.
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Figure 1: The Housing Continuum
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Context
The City of Castlegar is located in the Regional District of Central Kootenay (RDCK). The City is
located approximately 44 kilometres southwest of the City of Nelson, which is the largest population
centre of the regional district, with 10,572 people, as compared to Castlegar’s population of 8,039.
The West Kootenay Regional Airport is located in Castlegar, reflecting the City’s role as a regional
trade and transportation centre. Castlegar’s location within the Regional District of Central Kootenay
is illustrated in Figure 2.
The City of Castlegar is 19.7 square kilometres in size, and is located within the Selkirk Mountains at
the confluence of the Kootenay and Columbia Rivers. The City is surrounded by Electoral Area I and
J of the RDCK. Many people who consider themselves members of the Castlegar community and
participate in City life live in the surrounding rural electoral areas, which have a total population of
5,566 and comprise 1,803.5 square kilometres1.
The City of Castlegar adopted its most recent Official Community Plan (OCP) in 2011. The OCP
identifies a number of policies to shape future growth. For residential development policies, the
OCP encourages infill development prior to the designation of new lands for residential
development or the re-designation of land identified as urban reserve for residential development.
The OCP promotes mixed-use development in the City’s downtown, and recognizes secondary
suites and manufactured homes as an important source of affordable housing. All new development
is encouraged to contribute positively to the supply of affordable, rental and special needs housing,
and the City intends to determine the appropriateness of using Housing Agreements to regulate the
resale price of any new affordable housing units in Castlegar.
In medium density designated areas, the OCP acknowledges the importance of transitioning single
detached dwellings to multiple unit buildings, and has committed to evaluate the appropriateness of
secondary suites in duplex buildings. Simultaneously, new low density residential developments are
to be created in appropriate locations, to ensure the traditional housing needs of Castlegar families
will continue to be met.

1

Electoral Area J is 1,694 square kilometres, and Electoral Area I is 109.5 square kilometres.
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Figure 2: Map of the Regional District of Central Kootenay

10
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Figure 3: Aerial Photograph of the City of Castlegar with Municipal Border

Housing Needs Report | City of Castlegar | January 2020

11

Housing Indicators
The housing indicators in this section were compiled from a variety of data sources. Where possible,
the information is presented for specific geographic areas that encompass the City of Castlegar,
Electoral Area I and Electoral Area J. Data at this level of geography is close to consistently
available; however, there are certain instances where data has been suppressed to prevent direct or
residual disclosure of identifiable data. Where it is relevant, the RDCK and the Province of B.C. as a
whole are used as a benchmark or comparison.

Population
According to the 2016 Census, there were 8,039 people living in Castlegar. An additional 2,534
people lived in the surrounding Electoral Area I and 3,137 people lived in the surrounding Electoral
Area J. This represents an increase of 2.9% from 2011, which results in an annual growth rate of
0.6%. Between 2011 and 2016, Castlegar grew modestly in size, which is distinct from the patterns
demonstrated between 2006 and 2011, when the City grew by 7.7%.
As a whole, the population for the region has experienced low levels of population growth, with the
RDCK experiencing a population growth rate of 1.9% over the 5 year period from 2011 to 2016,
adding 1,106 people. This is below the growth rate for B.C. as a whole, which experienced a
population growth rate of 5.6% over the past 5 years. Electoral Area J has experienced a population
growth rate of 4.7% over the past 5 years, while Electoral Area I has experienced a loss of population
over the past 5 years, with an annual growth rate of -0.3%.
Table 2: Population Change, Castlegar, Area Communities, Region, and B.C. (2011 to 2016)

Community/Area

2011

2016

Percent
Change
2011-2016

Annual
Growth Rate

City of Castlegar

7,816

8,039

2.9%

0.6%

Electoral Area I

2,570

2,534

-1.4%

-0.3%

Electoral Area J

2,996

3,137

4.7%

0.9%

58,411

59,517

1.9%

0.4%

4,400,057

4,648,055

5.6%

1.1%

Regional District of Central Kootenay
(RDCK)
Total B.C.
Source: Statistics Canada (2011, 2016)
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AGE COMPOSITION
Castlegar has a slightly younger population compared to the RDCK, and a slightly older population
than B.C. as a whole, with an average age of 45 compared to an average age of 46 for the RDCK and
42 for B.C. This population profile reflects that of Electoral Area I, which also has an average age of
45.
Castlegar has a similar proportion of children compared to B.C. as a whole, but a larger proportion
of seniors, as 25% of Castlegar’s population is above the age of 65, compared to 18% across B.C.
Castlegar’s population is aging, as the seniors population has increased by 6.3% since the 2013
Housing Needs Assessment. The proportion of young people (0-24) and adults (25-64) is very similar
between Castlegar, the RDCK, and B.C. Both Electoral Area I and J have a larger proportion of the
population between the ages of 45-64, when compared to Castlegar.
Figure 4: Population of Area Communities by Age Group, 2016
40%

23%

10%

22%

20%

15%

22%
18%

14%

10%

City of Castlegar
0-14

15%

21%
17%

10%

9%
4%

0%

32%

29%

30%
20%

36%

35%

1%

Electoral Area I
15-24

21%

9%

Electoral Area J
45-64

16%

15%
12%

14%

3%

1%

25-44

29%
26%

RDCK
65-84

2%

BC
85+

Source: Statistics Canada, Census (2016)

POPULATION PROJECTIONS
BC Stats prepares population estimates and projections at a regional district level. According to
BC Stats’ most recent projections, the population in the RDCK is expected to grow by 2,259 people
between 2019 and 2029, an increase of 4% over the projected 10 year period. At an annual
projected growth rate of 0.4%, this increase is consistent with the historical growth rates over the
previous 10 years.
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Figure 5: Projections of Population Growth Rate by Age Group for the RDCK, 2019-2029
50%

85+

40%
30%

65 - 84

20%
10%
15 - 24
0 - 14
25 - 44

0%
-10%
-20%

45 - 64
2019
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2021

2022

2023

2024

2025

2026

2027

2028

2029

Source: BC Stats, P.E.O.P.L.E. (2017)

When considering the population projections by age group, the most significant trend will be an
aging of the region’s population as baby boomers age into higher age brackets. While the region
will see a 2% loss of population for those between the ages of 0-14 and 25-44, and an 8% loss of
population for those between the ages of 45-64, the number of those aged 65-84 is expected to rise
by 24% and the number of those aged 85+ is expected to rise by 50%, as seen in Figure 5 above.
This is concurrent with trends experienced across Canada; the 2016 Census results indicate Canada
registered the largest increase in the proportion of seniors since Confederation. In 2016, people
aged 85 and older represented 2.2% of the Canadian population. This population will likely continue
to increase rapidly in coming decades, as demonstrated in Figure 5 above. Community stakeholders
indicated demand for seniors housing is likely to grow as the population continues to age, and for
those seniors who remain in single-detached housing, modifications to existing units may be needed
to accommodate seniors with accessibility challenges.

LABOUR FORCE PARTICIPATION
Based on 2016 Census data, the City of Castlegar has a higher percentage of the population that are
employed full time when compared to the RDCK, and a lower percentage when compared to B.C. In
the City of Castlegar, 29% of the population was employed full time for the full year in 2016,
compared with 27% for Electoral Area I, 30% for Electoral Area J, 24% for the RDCK, and 31% for B.C,
as seen in Figure 6. Castlegar has a lower percentage of its population working either part-time or
part of the year, when compared to both Electoral Areas, the RDCK, and B.C. Conversely, Castlegar
14
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has a higher percentage of its population that did not work, when compared to both Electoral Areas,
and B.C. The percentage of the population that did not work in Castlegar is equivalent to the
percentage of the population that did not work in the RDCK. This may reflect Castlegar’s aging
population, as a substantive portion of local residents are retired, and no longer working.
Figure 6: Total Population Aged 15 Years and Over by Work Activity, 2016
City of Castlegar

33%

37%

Electoral Area I

34%

39%

29%

27%

RDCK

40%

37%

Electoral Area J

39%

31%
30%

B.C.

33%

36%

24%

Did Not Work
Worked Full Year; Full Time
Worked Part Year and/or Part Time

31%

Source: Statistics Canada, Census (2016)

Observations from community stakeholders indicate the forestry sector is performing well, with three
operational mills in Castlegar, and an associated 690 employees. The Mercer Celgar mill is one of
the newest and largest single-line sustainable softwood kraft pulp mills in North America, and has
completed $150 million in upgrades since 2007.2 Teck Trail Operations is located approximately 28
kilometres south of Castlegar, and as one of the world’s largest fully integrated lead and zinc
smelting and refining companies, the metallurgical cluster enterprises provide modest and highwage jobs for numerous Castlegar residents.3 Community stakeholders indicated the employment
and housing markets in Trail, Castlegar, and Nelson are inter-related, and regional trends are
important to monitor when considering the housing needs of Castlegar residents.

2

Castlegar & District Investor & Relocation Fact Guide, Castlegar & District Economic Development.

3

Castlegar & District Investor & Relocation Fact Guide, Castlegar & District Economic Development.
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Because the West Kootenay Regional Airport is located in Castlegar, many organization and agencies
representing the West Kootenay and Central Kootenay regions are headquartered in Castlegar. The
government sector forms another industry anchor, and numerous Interior Health Authority
employees are based in Castlegar and the surrounding Electoral Areas. While Castlegar is seen to be
a centre within the Regional District, community stakeholders indicated social services are
concentrated in Nelson, and many low-income populations may reside in Nelson due to the
proximity of support services. Price is another important factor to consider, and data analysis
indicates average market rental prices are lower in Trail, and higher in Nelson, when compared to
Castlegar. These regional employment and housing trends impact the jobs and accommodation of
many Castlegar residents, and working in Castlegar or Nelson and residing in Trail may be a more
viable option for many households.
In addition to forestry, mining and government, Selkirk College is a major employer in the Castlegar
area. With eight campus locations in six different West Kootenay and Boundary communities, Selkirk
College is a prominent local institution, and a significant source of seasonal student population, and
associated student spending. From 2012 to 2017, Selkirk College enrolment grew by 13.7%, and the
number of international students increased from 118 to 700.4 Stakeholders expressed concern
regarding the availability and suitability of student housing, which will be explored in greater detail
in the Housing Gaps section.

Housing
MARKET HOUSING
According to the 2016 Census, there were 3,500 occupied dwellings5 in Castlegar, 1,105 in Electoral
Area I, and 1,345 in Electoral Area J. This represents an increase of 4.5% since 2011, when there were
3,350 occupied dwellings in Castlegar. Based on the 2013 Housing Needs Assessment, the rate of
new construction has lessened, as the number of occupied dwellings had increased by 9.1%
between 2006 and 2011. Single-detached homes are the predominant form of housing in Castlegar,
comprising about 2,360, or 68%, of the total number of occupied dwellings in the community, as
seen in Figure 7. Census data indicates that there were 120 dwellings that were semi-detached, 210
row houses, 340 apartments or flats in duplexes, 290 apartments in a building with fewer than five
storeys, 15 in other single-attached houses, and 160 in movable dwellings in 2016.

Castlegar & District Investor & Relocation Fact Guide, Castlegar & District Economic Development; Selkirk College Stakeholder Interview,
Danny Beatty.
4

Statistics Canada defines “private dwelling occupied by usual residents” as a dwelling in which a person or a group of persons is
permanently residing. It excludes collective dwellings, which include, for example, seniors homes and complex care facilities.
5
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There is less diversity in the housing composition of Electoral Areas I and J, as these areas are
predominately comprised of single-detached housing, and movable dwellings. Housing
composition in the RDCK is similar to the City of Castlegar, although diversity is exhibited to a lesser
extent, as this region comprises many rural Electoral Areas, with limited variation in housing
composition.
Notably, both Electoral Area I and J indicate a number of “movable dwellings” in the 2016 Census.
While movable dwellings include traditional mobile homes, prefabricated structures built in a factory
on a permanently attached chassis before being transported to site, this category can also include
other places of residence capable of being moved on short notice, such as tents, recreational
vehicles, or travel trailers. Community stakeholders indicated such housing is used by low-income
single people who cannot find more suitable or permanent rental housing or homeownership
opportunities. Individuals sleeping in tents and vehicles are hard to reach and account for, and their
current accommodation indicates a need for more supplements and housing supports.
Figure 7: Housing Mix by Community, 2016
City of Castlegar

Electoral Area I

1%

6%
3%

68%

87%

RDCK

7%
1%
7%
5%
3%
2%

1%
12%
1%
2%

12%

8%5%
10%

84%

B.C.

3%

9%

20%
76%

Electoral Area J

44%

12%

Single-Detached
Semi-Detached
Row House
Apartment or Flat in a Duplex
Apartment with fewer than 5 storeys
Apartment with more than 5 storeys
Other Single-Attached House
Movable Dwelling
Source: Statistics Canada,
Census (2016)
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AGE OF HOUSING
Census data indicates that the City of Castlegar has an older housing stock than the Electoral Area I,
Electoral Area J, and the RDCK. Based on the 2016 Census, 24% of privately occupied dwellings in
Castlegar were built before 1960, and 69% were built prior to 1981. In Electoral Area I, 55% of
privately occupied dwellings were built before 1981, and in Electoral Area J, 59% of privately
occupied dwellings were built before 1981. Overall, in the RDCK, 60% of privately occupied
dwellings were built before 1981. Throughout B.C., 44% of privately occupied dwellings were built
before 1981, as seen in Figure 8. There has been limited new housing construction in the City of
Castlegar; 10% of privately occupied dwellings were built between 2001-2016, which is the lowest
percentage when compared to Electoral Area I, Electoral Area J, the RDCK, and B.C.
Figure 8: Age of Housing Stock by Community, 2016
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An older housing stock may be associated with poor conditions; however, community stakeholders
indicated the majority of housing stock is generally in good condition. Stakeholders did note that
with limited new housing construction in recent years, Castlegar’s older housing stock may be less
suitable for families and older residents, as older construction standards did not always require
elevators, or other building elements that are needed for families and those with accessibility
challenges.

CONDITION OF HOUSING
The 2016 Census indicates Castlegar has a slightly higher percentage of occupied dwellings in poor
condition compared to the province of B.C. as a whole. Examples of “major repairs” include
problems that compromise the dwelling structure (such as structural problems with the walls, floors,
or ceilings) or the major systems of the dwelling (such as heating, plumbing, and electrical).
According to the 2016 Census, 8% of occupied dwellings were in need of major repairs, compared
to 8% in Electoral Area J, 10% in Electoral Area I, 9% in the RDCK, and 6% in B.C. as a whole, as seen
in the figures on the following page. Community stakeholders indicated Castlegar’s housing stock is
generally in good condition; however, with the aging population, units will need to be modified to
accommodate seniors with accessibility challenges.
The figures6 on the following pages provide an indication of housing condition by the age of the
primary household maintainer. 7 When comparing Castlegar to the RDCK, Castlegar has a higher
percentage of housing units requiring only regular maintenance or minor repairs for households
where the primary maintainer is between the ages of 15-24. As this analysis is based on the age of
the primary maintainer, there are only 125 households that fall within this age category; yet, it is
noteworthy none of these households reside in dwellings that require major repairs. Younger
households often have lower incomes, and thus may have limited choice in the housing market,
meaning they often reside in less desirable units that may require major repairs. This pattern is
evident in Electoral Area J, where 33% of younger households (where the primary maintainer is
between the ages of 15-24), reside in units that require major repairs.
Castlegar has the highest percentage of housing units requiring major repairs for households where
the primary maintainer is 85 or older. While the Affordability Analysis will provide additional income
information for older residents, it is difficult to discern why these households are struggling with
housing adequacy. Many seniors may have limited incomes and rely on income from federal
6

In the figures below, percentage distributions are calculated on rounded data, and thus may not necessarily add up to 100%.

The first person in the household identified as someone who pays the rent, or the mortgage, or the taxes, or the electricity or other
services or utilities for the dwelling. When more than one member of the household contributes to the payments, the first person listed is
chosen as the primary household maintainer. If no person in the household is identified as making any such payments, the first person
listed is selected by default.
7
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government programs, such as Old Age Security (OAS) and Canadian Pension Plan (CPP), and may
lack savings and other sources of financial support. At the same time, some seniors may have assets,
may have paid off their mortgages, or have other wealth accumulation that is not accounted for. Or,
conversely, some seniors may have inherited debt.
The 2016 Census data indicates that of the households where the primary maintainer is 85 or older,
93% of households own their homes, and 96% of these households have paid off their mortgages.
Thus, these households have accumulated wealth through home ownership, and should be wellpositioned to vacate units requiring major repairs, or construct the necessary home improvements.
For older residents, renovations and modifications may be difficult to navigate, and while these
households may be financially stable, community stakeholders emphasized the limited diversity in
Castlegar’s housing stock. For seniors looking to downsize, availability is predominantly limited to
single-detached homes, and there is a desire to see more of the “missing middle” housing in new
construction, such as townhouses, duplexes, and multi-unit housing.
Figure 9: Housing Condition by Age Group in Castlegar, 2016
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Figure 10: Housing Condition by Age Group in Electoral Area I, 2016
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Figure 11: Housing Condition by Age Group in Electoral Area J, 2016
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Figure 12: Housing Condition by Age Group in RDCK, 2016
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Figure 13: Housing Condition by Age Group in BC, 2016
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HOUSING TENURE
According to 2016 Census data, the percent of households in the City of Castlegar that rent their
homes (22%) is higher than the percentage of households that rent their homes in Electoral Area I
(14%) and Electoral Area J (16%), and slightly less than the percentage of households that rent their
homes in the RDCK, as shown in the figures below. The percentage of households in Castlegar that
rent their homes is lower than the percentage of households who rent their homes province wide,
which is 32%. The 2006 Census and 2011 National Housing Survey indicate that approximately 22%
of households rented their homes in Castlegar, which shows a consistent data trend.
A conversation with a local realtor indicated that there is a shortage of rental management services
in Castlegar, which may be a contributing factor to the limited supply of purpose-built rental housing
in the municipality. With escalating construction costs, raw land development is not always
economically viable, and developers are more likely to consider infill development opportunities.
The realtor identified the municipality’s role in supporting higher density development as a way to
ensure development is economically viable, and a greater diversity of housing stock is created.
The following figures8 provide an indication of housing tenure by the age of the primary household
maintainer.9 Generally, older households are more likely to own, while younger households are more
likely to rent, which is evident in Castlegar and the surrounding Electoral Areas. When comparing
Castlegar to the RDCK, the RDCK has a higher percentage of renter households in every age
category, except for ages 45-64, where Castlegar has a slightly higher percentage of renter
households. This trend is replicated at a greater degree at the provincial level, as there is a
substantially higher percentage of renter households in B.C., when compared to Castlegar, in every
age category. When comparing Castlegar to the Electoral Areas, this pattern is reversed. There are
fewer renter households in Electoral Area I and J than Castlegar in most age categories, except for
ages 15-24 in Electoral Area I, and ages 65-84 in Electoral Area J, where Castlegar has a smaller
percentage of renter households. These percentages represent small populations, thus while 100%
of younger households (where the age of the primary maintainer is 15-24) in Electoral Area I are
renters, this represents 10 households.

8

In the figures below, percentage distributions are calculated on rounded data, and thus may not necessarily add up to 100%.

The first person in the household identified as someone who pays the rent, or the mortgage, or the taxes, or the electricity or other
services or utilities for the dwelling. When more than one member of the household contributes to the payments, the first person listed is
chosen as the primary household maintainer. If no person in the household is identified as making any such payments, the first person
listed is selected by default.
9
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Figure 14: Housing Tenure by Age Group in Castlegar, 2016
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Figure 15: Housing Tenure by Age Group in Electoral Area I, 2016
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Figure 16: Housing Tenure by Age Group in Electoral Area J, 2016
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Figure 17: Housing Tenure by Age Group in RDCK, 2016
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Figure 18: Housing Tenure by Age Group in BC, 2016
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RENTAL VACANCY RATE
Typically, the rental market experiences pressure when vacancy rates are less than 1%, and oversupply when vacancy rates are greater than 3%. In 2012, vacancy rates for apartments and
rowhouses was 3.7%, which is indicative of an over-supplied rental market. Since then, the vacancy
rate for apartments and rowhouses has decreased to 2.3%, which is indicative of a healthy rental
market. This was further confirmed by a scan of two popular online sources for rental housing, Kijiji
and Craigslist. During a two-week period in September/October 2018, there were an average of six
rental units in Castlegar available for rent. For comparison, the rental vacancy rate is Nelson is
currently 0%, and the vacancy rate in Trail is 3%.
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Evidence-based information (i.e. CMHC data) indicates the rental vacancy rate in Castlegar is
healthy; however, community stakeholders emphasized rental vacancies in Castlegar are limited, and
additional rental housing is needed to accommodate international students from Selkirk College.
This represents a disconnect between quantitative and qualitative data, which can sometimes occur.
While rental units may be available, they may not necessarily be affordable to all households, thus
creating the sense of limited vacancies for those households that require more affordable units.
Figure 19: Vacancy Trends in Castlegar, 2012-2017
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COST OF RENT
In Castlegar, the average rent for all units is $742. For comparison, average apartment rents in
Nelson are $814, and average apartment rents in Trail are $663. Community stakeholders indicated
the differences in the cost of rental housing between these communities has influenced decisionmaking, as residents in Nelson may be tempted to re-locate to more affordable communities,
subsequently impacting rental availability in Castlegar. Community stakeholders indicated these
regional employment and housing trends impact the accommodation and jobs of many Castlegar
residents, and working in Castlegar and residing in Trail may be a more viable option for many
households.
Stakeholders emphasized affordable homeownership is increasingly out-of-reach for many low to
moderate income households. Consequently, these households remain in rental housing, and
individuals on fixed incomes or social assistance face greater challenges in securing rental units.
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With rising rental and homeownership prices in many Kootenay and Okanagan communities,
Castlegar will likely continue to encounter affordability challenges.
Data provided from CMHC illustrates the total number of rental housing units in Castlegar. There has
been no new rental housing constructed between 2012 and 2017, and the number of threebedroom rental units is extremely limited. It is important to note that CMHC rental housing data does
not take into account the secondary rental market, which includes secondary suites, and
condominium rentals.
Figure 20: Castlegar Rental Data, Number of All Units in the Universe, 2017
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While CMHC data indicates the rental vacancy rate is indicative of a healthy rental market, interviews
with community stakeholders indicated that rental housing is extremely limited, and homeownership
is increasingly out of reach for many low- to moderate-income households. With regard to
homeownership prices, the Kootenay Real Estate Board (KREB) provided re-sale data from 2011 to
2018 for single-detached homes, townhouses, and apartments in Castlegar. This demonstrates the
cost of homeownership has increased for single-detached homes and townhouses since the 2013
Housing Needs Assessment was completed. The cost of apartment units has decreased since the
2013 Housing Needs Assessment; however, it is important to note that the apartment stock in
Castlegar is extremely limited, as there were a total of 17 apartment listings between 2011 and 2018.
The KREB was able to provide 2018 average sale prices for single-detached homes and townhouses,
but not apartment units, thus the figure on the following page demonstrates the trends from 2011 to
2017. When examining the data for 2018, it is evident prices for single-detached homes and
townhouses have increased substantially since 2017. For single-detached homes, prices increased
26
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by 7.4% between 2017 and 2018 from $296,129 to $318,171. For townhouses, prices increased by
20.9% between 2017 and 2018, from $231,800 to $280,278. As with apartment units, there are
limited townhouse units available in Castlegar. Since 2011, there have been a total of 59 townhouse
listings, as compared to 998 single-detached listings. The following section will provide an analysis
of these prices in comparison to average incomes to understand homeownership affordability.
Figure 21: Castlegar Average Sale Prices by Housing Type, 2012-2017
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Stakeholders emphasized the necessity of creating greater diversity in housing form. For many
young families looking to enter the homeownership market, and similarly for seniors looking to
downsize, availability is predominantly limited to single-detached homes. Stakeholders expressed a
desire to see more of the “missing middle” housing in new construction, such as townhouses,
duplexes, and multi-unit housing. These indicators suggest that renters are struggling to find suitable
and affordable housing.
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Affordability Analysis
Overview
This analysis broadly demonstrates the overall housing affordability of Castlegar. It provides an
assessment of average rental prices, and homeownership prices, and compares that information to
median income levels to identify households that are experiencing affordability challenges, and who
may not be able to access adequate, or suitable
housing within 30% of their gross incomes.
The relative affordability of housing in a community is

What are shelter costs?
•

and utilities.

determined by the relationship between average
shelter costs (rent or monthly mortgage) and
household income. Using CMHC’s standards, housing
is considered unaffordable if a household spends
30% or more of its gross income on shelter costs. A
household is considered to be in “core housing need”
if its housing falls below at least one of the adequacy,

For renters, shelter costs include rent

•

For owners, shelter costs include
mortgage payments (principal and
interest), property taxes,
condominium/strata fees (if any), and
any payments for electricity, water,
and other municipal services.

affordability or suitability standards, and would have

Housing is one factor in the overall cost

to spend 30% or more of its gross income to pay the

of living for individuals and families;
other factors include the cost of

median rent of alternative local housing that is
acceptable (i.e. meets the three housing standards of

groceries, transportation, and childcare.

adequacy, affordability and suitability).

Rental Affordability Analysis
For rental affordability, median income levels were obtained through Statistics Canada, using a
custom tabulation of tax-filer income data. Median income means that half of the population is
earning more than the median income, and half of the population is earning below the median
income. Table 3 below shows affordability levels of couple families, lone-parent families, and singleperson households by age group in the Castlegar area. The median income for all Castlegar
households is $84,780, which is slightly higher than households throughout B.C. as a whole
($79,750).
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Table 3: Rental Affordability for Castlegar Households by Age, 2015

Age
Group

0 to 24
25 to 34
35 to 44
45 to 54
55 to 64
65+
ALL

Available for Rent
(30% of income)

Available for Rent
(50% of income)

Average
Monthly Rent

Couple
Households

Lone Parent
Households

Single
Person
Households

Couple
Households

Lone Parent
Households

Single
Person
Households

$999

Data
Suppressed

$331

$1,665

Data
Suppressed

$2,211
$2,728
$3,047
$2,621
$1,559
$2,194

$744
$840
$1,401
$2,140
$1,496
$1,324

$820
$1,098
$918
$974
$665
$801

$3,685
$4,547
$5,078
$4,368
$2,598
$3,657

$1,240
$1,399
$2,335
$3,566
$2,493
$2,206

One
Bed

Two
Bed

All
Units

$551

$721

$755

$742

$1,367
$1,829
$1,530
$1,624
$1,108
$1,335

$721
$721
$721
$721
$721
$721

$755
$755
$755
$755
$755
$755

$742
$742
$742
$742
$742
$742

Source: CMHC Rental Market Report 2017; Statistics Canada, Income Statistics, Tax-filer Data, Annual Estimates
for Census Families and Individuals, 2015

The data indicates that median rental housing prices should be affordable for most couple family
age groups in the Castlegar area. For single-person households, rental affordability is more
challenging, particularly for households under the age of 25, who would be unable to afford median
monthly rents using 50% of their gross income. Data has been suppressed for lone-parent
households under the age of 25; however, based on the incomes of lone-parent households ages 25
to 34, who would be unable to afford median monthly rents using 30% of their gross income, it is
likely lone-parent households under the age of 25 would be unable to afford median monthly rents.
While couple households and lone-parent households over the age of 65 should be able to afford
rents within 30% of median gross incomes, lower incomes mean they are more challenged than
other age groups with housing affordability. Many seniors in this category may have limited incomes
and rely on income from federal government programs, such as Old Age Security (OAS) and
Canadian Pension Plan (CPP), and may lack savings and other sources of financial support. At the
same time, some seniors may have assets, may have paid off their mortgages, or have other wealth
accumulation that is not accounted for. Or, conversely, some seniors may have inherited debt. These
are all additional factors that influence households’ ability to afford rent. Furthermore, when
considering average monthly shelter costs, rental prices vary depending on condition and number
of bedrooms and could be more or less affordable than the typical listed price.
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Figure 22: Summary of Rental Affordability by Age + Median Income Levels, 2015
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Source: Statistics Canada, Income Statistics, Tax-filer Data, Annual Estimates for Census Families and Individuals, 2015

Homeownership Affordability Analysis
Households pursuing homeownership rather than rental will require a mortgage and must be
qualified by a banking institution or a mortgage broker to obtain one. Basic home purchasing
assumptions are made in order to determine the maximum purchase price and the maximum
amount that households can borrow. For this report, assumptions were based on typical expenses
and 2018 mortgage rates, including:
•

Gross Debt Service (GDS) Ratio at 35% (entire monthly debt, such as car loans and credit card
payments, including the potential monthly mortgage payment, should be no more than 35% of
gross monthly income);

•

Bank of Canada Reported 5-Year Fixed Rate (semi-annual) at 4.0%;

•

Amortization Period of 25 years; and,

•

Monthly maintenance fees at $200, property taxes at $250, and utilities/heating at $100.

Homeownership affordability can be estimated based on the assumptions made about a
household’s ability to obtain a mortgage, and using the median household income from Statistics
Canada (tax-filer income data). Table 4 demonstrates the maximum purchase price that a couple
household earning the median income can afford with a 10%, and 5% downpayment.
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The ability to purchase a home varies in age, with the highest purchasing power falling in the 45 to
64 age group earning the median income, who can afford a home worth up to $634,649. Those
households earning greater than the median income can afford more, as well as households that
have saved large down-payments. Couples under the age of 24 earning the median income are
priced out of the homeownership market. For the tables below, average sale price was calculated
using the 2017 prices of single-detached homes, townhouses, and apartments.
Table 4: Homeownership Affordability by Age for Couple Households in Castlegar, 2015
Age

Available
at GDS

Less Fees
and Utilities

Maximum
Mortgage

Purchase with
10% Down

Purchase with
5% Down

Average Sale
Price

0 to 24

$1,165

$615

$116,955

$129,950

$123,111

$237,526

25 to 34
35 to 44
45 to 54
55 to 64
65+
All
Households

$2,580
$3,183
$3,555
$3,058
$1,818

$2,030
$2,633
$3,005
$2,508
$1,268

$385,822
$500,543
$571,184
$476,701
$241,103

$428,691
$556,159
$634,649
$529,667
$267,892

$406,128
$526,888
$601,246
$501,790
$253,793

$237,526
$237,526
$237,526
$237,526
$237,526

$2,560

$2,010

$382,051

$424,501

$402,159

$237,526

Source: Statistics Canada, Income Statistics, Tax-filer Data, Annual Estimates for Census Families and Individuals, 2015

Single parents earning the median income have a lesser ability to buy a home compared to couple
households. Single parents under the age of 44 are completely priced-out of the homeownership
market, and would be more likely to rent than own their homes. Single parents over the age of 45
have higher incomes and more purchasing power, and may have older children at this stage in their
lives, and could be able to afford a home worth up to $229,071.
Table 5: Homeownership Affordability by Age for Lone Parent Households in Castlegar, 2015
Age

Available
at GDS

Less Fees
and Utilities

Maximum
Mortgage

0 to 24
25 to 34
35 to 44
45 to 54
55 to 64
65+
All
Households

Purchase with
10% Down

Purchase with
5% Down

Average Sale
Price

Data Suppressed
$868
$979
$1,634
$2,496
$1,745

$318
$429
$1,084
$1,946
$1,195

$60,399
$81,635
$206,115
$369,964
$227,130

$67,109
$90,706
$229,017
$411,071
$252,367

$63,577
$85,932
$216,964
$389,435
$239,084

$237,526
$237,526
$237,526
$237,526
$237,526

$1,544

$994

$189,049

$210,054

$198,998

$237,526

Source: Statistics Canada, Income Statistics, Tax-filer Data, Annual Estimates for Census Families and Individuals, 2015
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Single individuals below the age of 34, and above the age of 65, are priced out of the
homeownership market. There may be occurrences where singles in these age groups earn more
than the median income and, with substantial savings, could possibly find a way to buy. For single
individuals between the ages of 35 to 64, homeownership is more attainable, particularly for those
households between the ages of 35 to 44, who could be able to afford a home worth up to
$249,339.
Table 6: Homeownership Affordability by Age for Single Person Households in Castlegar, 2015
Age
0 to 24
25 to 34
35 to 44
45 to 54
55 to 64
65+
All
Households

Available
at GDS

Less Fees
and Utilities

Maximum
Mortgage

Purchase with
10% Down

Purchase with
5% Down

Average Sale
Price

$386

-$164

-$31,201

-$34,668

-$32,843

$237,526

$957
$1,280
$1,071
$1,137
$776

$607
$1,180
$971
$1,037
$676

$115,387
$224,405
$184,594
$197,069
$128,425

$128,208
$249,339
$205,104
$218,966
$142,694

$121,460
$236,216
$194,309
$207,442
$135,184

$237,526
$237,526
$237,526
$237,526
$237,526

$934

$834

$158,626

$176,251

$166,974

$237,526

Source: Statistics Canada, Income Statistics, Tax-filer Data, Annual Estimates for Census Families and Individuals, 2015

The rental and homeownership affordability has been compared to calculations completed in the
2013 Housing Needs Assessment. In general, incomes have increased significantly, as median
income data for 2011 was unavailable at the time of the 2013 Housing Needs Assessment, thus 2005
median income levels were used for analysis. In 2005, median income levels were $49,636, and in
2011, median income levels increased to $54,279, which represents an increase of 9.4%. From 2011
to 2016, median income levels increased by 26.8%, from $54,279 to $68,800.
Rental prices have also increased dramatically; in 2011, the average rent for apartments and row
houses was $611, and in 2016, average rent for apartments and row houses rose to $742. This is
especially significant when analyzing the cost of rent for 1 bedroom apartments and row houses, as
those units now rent for an average of $721, and had previously rented for $588 in 2011. While
income levels have risen, the rental vacancy rate has decreased by 1.4% since 2012, and coupled
with rising rental costs and a mismatch between what is available, and what is suitable, rental
affordability has become more challenging.
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Figure 23: Summary of Homeownership Affordability by Age + Median Income Levels, 2015
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Source: Statistics Canada, Income Statistics, Tax-filer Data, Annual Estimates for Census Families and Individuals, 2015

The 2013 Housing Needs Assessment does not provide the maximum purchase price for different
households earning the median income, thus we cannot calculate the change in purchasing power.
Based on Census data, 15.2% of owner households in 2011 spent 30% or more of household income
on shelter costs, which decreased to 11.9% in 2016. With an aging population, older households
may have paid off their mortgages, or have accumulated savings sufficient to cover shelter costs. This
measurement applies to households who have already entered the homeownership market and
does not reflect challenges new households may experience trying to enter the homeownership
market. Stakeholders indicated young families are struggling to afford entry-level homes, and the
cost of single-detached dwellings has risen considerably since the 2013 Housing Needs Assessment.
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Non-Market Housing
Overview
Affordable, non-market housing refers to housing below market rents or prices, ranging from
emergency shelters through various forms of supportive to rent-geared-to-income (RGI) rentals and
housing co-operatives. The lower rents are maintained as a result of ongoing government subsidy, or
created through collection of rents and donations on a non-for-profit business model.

Non-Market Housing Supply
BC Housing is the central Provincial agency that supports and funds efforts to meet the housing
needs of BC’s most vulnerable residents through the provision of affordable housing. The statistics in
this section were collected on March 31st, 2018, and summarize wait lists, and the number of units
for emergency, supportive and independent housing in Castlegar. Since the 2013 Housing Needs
Assessment, the number of non-market housing units in Castlegar has decreased by 45 units. Key
stakeholders emphasized the limited availability of non-market housing in Castlegar, and the
consequences of rising rental and homeownership prices which has increased demand for
subsidized units.
Numerous stakeholders stressed the importance of establishing a women’s transition house, which
was a key priority identified in the 2013 Housing Needs Assessment. Currently, the Castlegar
Community Harvest Food Bank maintains a hotel room which is used as an emergency shelter. This
room is able to accommodate up to five individuals, who are typically men, meaning women have
limited emergency shelter options within Castlegar and are often required to travel to Nelson or Trail.
There is a Safe Homes Program operated through Castlegar and District Community services,
however this program is only able to provide short term housing and support for one woman and
their children who have experienced domestic violence. Based on the availability of existing
programs, and conversations with community stakeholders, there is a need for transitional housing.
Table 7: Total Number of Non-Market Housing Units in Castlegar, 2012 & 2018
Year

Community

Transitional Supported
and Assisted Living

Independent Social Housing
Low Income
Families

Low Income
Seniors

Total Units

2012 City of Castlegar

26

76

55

157

2018 City of Castlegar

26

72

14

112

Source: BC Housing, 2018 10
This table reflects only units where BC Housing has a financial relationship. There may be other subsidized housing units in the
community.
10

34

Housing Needs Report | City of Castlegar | January 2020

The rent supplements found in the table below include individuals and families receiving subsidies
through BC Housing’s Rental Assistance Program (RAP) and the Shelter Aid for Elderly Renters
(SAFER). The RAP program is a housing subsidy provided to eligible low-income, working families
with cash assistance to help with monthly rent payments in the private market. The SAFER program is
a housing subsidy for seniors with low to moderate incomes to help make private market rents
affordable. The table below provides a summary of these programs.
Table 8: Total Number of RAP & SAFER Recipients in Castlegar, 2012 & 2018
Shelter Aid for
Elderly Residents

Rental Assistance
Program

Total

2012 City of Castlegar

31

22

53

2018 City of Castlegar

54

10

64

Year

Community

Source: BC Housing, 2018 11

Based on the BC Housing data, approximately 84% of rental assistance recipients in Castlegar access
a subsidy through the SAFER program. To be eligible for SAFER, recipients must be over the age of
60, and paying more than 30% of their gross income towards shelter costs. This represents 2% of the
senior population in Castlegar (+60) that is receiving rental assistance through the SAFER program.
BC Housing also maintains statistics on waitlists for non-market housing. In Castlegar, 48% of the
waitlist applicants are seeking family housing, and 21% are on the waitlist for a unit for persons with
disabilities and/or require wheelchair modified units.
Table 9: Applicants on Waitlists for Non-Market Housing in Castlegar and the RDCK, 2018
Types of Units

Community
Family

People with
Disabilities

14

6

City of Castlegar

Total

Seniors

Wheelchair
Modified

Singles

9

0

0

29

Source: BC Housing, 2018 12

Further, BC Housing has a standard Housing Income Limits (HILs - previously known as the Core
Need Income Thresholds, or CNITs), which outline the income required for households to pay the

11

This table reflects only units where BC Housing has a financial relationship. There may be other subsidized units in the community.

12

This table reflects only units where BC Housing has a financial relationship. There may be other subsidized units in the community.
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average market rent by size of unit in the private market. Residents in Castlegar who earn less than
the HILs chart may be eligible for non-market housing provided by BC Housing.
Table 10: Housing Income Limits for Castlegar, 2018
Types of Units

Community

City of Castlegar

Bachelor

1 Bdrm

2 Bdrm

3 Bdrm

4+ Bdrm

$26,500

$28,500

$33,500

$40,500

$47,000

Source: BC Housing, 2018

Community Programs

A number of community programs are offered in Castlegar, which focus on the needs of low-income
individuals and other vulnerable populations in the area. These programs include the following:
Castlegar Mental Health Centre, which is administered, funded and staffed by Interior Health

•

and offers a variety of health services, including adult community support services, counselling
services, early psychosis intervention, eating disorders, intake, urgent response, and MHSU
emergency services, and seniors mental health. Seniors mental health will be increasingly
important as Castlegar’s population continues to age, and these services may help to ensure
seniors can access the care they need, while remaining independent, and in their own homes as
long as possible.
The Castlegar Community Harvest Food Bank offers nutritious food for people in need every

•

Monday from 11 a.m. to 2 p.m. except the Monday after cheque issue week. With rising rental
costs, household income is constrained, and the food bank is well-positioned to provide
nutritious food to those households that may be struggling to cover monthly expenses.
Castlegar and District Community Services Society is a multi-service, non-profi t society

•

providing counselling, information, and support services for individuals, families and groups in
Castlegar, several of which are profi led below:
•

The Castlegar Safe Home is a transitional housing program operated through Castlegar and
District Community Services Society, and funded through BC Housing. This short term support
includes safe, immediate emergency accommodations for one women and their dependent
children for one or up to 45 days. Additionally, transportation is available to a Transition House
in Trail or Nelson, as well as referrals to the food bank and other community agencies.
Conversations with employees of the Castlegar and District Community Services Society
indicate there is a need for additional women’s transitional housing, as this program has
limited capacity.
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•

The Castlegar Women’s Centre, is operated through Castlegar and District Community
services, and provides outreach supportive services to women. The Centre provides free
breakfasts every Tuesday at 9 a.m., and a variety of programs to enhance well being and a
sense of community. For single women with children who are struggling to afford rental
housing, the programs and services provided by the Women’s Centre are important
community resources.

•

The Kootenay Society for Community Living offers residential and individualized community
based services to adults who live with a mental and/or physical challenge. The Society operates
several residential facilities in Castlegar, including group homes and supported living. Home
sharing arrangements are also facilitated by the Society, which is an arrangement where an adult
with a development disability shares a home with someone who is contracted to provide
ongoing support.
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Demonstrated Need
Priority Groups
Although overall housing affordability in the Castlegar area is better than in other parts of B.C.,
housing appears to be unaffordable for many vulnerable groups. With rising rental prices, lowincome households are struggling to secure adequate, affordable, and suitable rental
accommodation. Income statistics from 2015 tax-filer data reveal that lone-parent families and single
people have much lower incomes than couple families and, consequently, have far fewer choices in
the housing market. With a rental vacancy rate of 2.3%, there is ample availability, but cost barriers
prevent low-income households from accessing suitable accommodation, and there is growing
mismatch between what is available, and what is suitable.
Observations from community stakeholders further illustrate the issue of housing suitability and
affordability. Castlegar’s housing stock is predominantly comprised of older, single-detached homes,
and while these houses have provided suitable accommodation to many households over the years,
seniors and young families are experiencing difficulty in finding affordable alternatives, such as
single-level apartments or duplexes. In addition to seniors and young families, the international
student population at Selkirk College has increased significantly in recent years, and numerous
community stakeholders identified a need for additional student rental accommodation.
Within Castlegar, there are limited emergency shelter options. While the food bank provides three
beds (and two couches) to those at-risk of homelessness, there is no emergency shelter in Castlegar,
thus when the food bank operated beds are occupied, those seeking emergency accommodation
must travel to Nelson. Community stakeholders indicated the beds operated by the food bank are
usually occupied by men, and emergency accommodation services for women are missing within the
community. The Castlegar and District Community Services Society does operate a Safe Home for
Domestic Violence; however, this facility is only able to accommodate one woman and their children,
and there is no women’s transitional housing in Castlegar.
Community stakeholders indicated that there are instances in which low-income households may
turn to sleeping on the couches of friends or family, a term described as being “relatively homeless”.
There is limited data on absolute homelessness, which is when a household is without stable,
permanent, appropriate housing, or the means and ability of acquiring it; however, stakeholders
explained there are instances of absolute homelessness, as tent encampments exist around the city.
Based on an analysis of data in this report, as well as observations from community stakeholders
interviewed as part of this report, the following priority groups have been identified:
38
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•

Low-Income Seniors: Demographic data indicates that the Castlegar area is aging. This is related
to national trends across Canada, as baby-boomers age into higher age brackets. Demographic
data may also be influenced by the migration of retirees from other parts of BC and Alberta, who
are attracted by lower housing costs. While many of these retirees who migrate into the area may
be relatively affluent, many long-time resident seniors have very limited incomes. This is
particularly true for single-person senior households.
A conversation with the property manager of several affordable housing buildings in Castlegar
indicated demand for seniors housing has increased substantially in the last five years, and there
are currently over 70 seniors on the waitlist to access affordable housing units in the buildings
administered by this property manager. Since the 2013 Housing Needs Assessment, the number
of seniors housing units13 administered by BC Housing has decreased from 70 to 29. A loss of
units is concerning and given that demand has also risen, coupled with rising rental and
homeownership costs, low-income seniors have few rental, non-market housing, semi-supportive,
and supportive housing options in the Castlegar area that are accessible, suitable, and affordable
to their incomes.

•

Low-Income Families: Based on an analysis of the data, lone-parent households are challenged
to find suitable, adequate, and affordable housing. Although lone-parent households have
median incomes slightly higher than the provincial median, most would not be able to buy a
house in the Castlegar market, and may have difficulty finding suitable rental housing.
Stakeholders indicated that households are forced to remain in rental housing units due to the
limited availability of alternate units, which impacts average rents, as landlords cannot increase
rents more than what is allowed by the BC Residential Tenancies Act. When units do become
available, landlords are able to drastically increase rental prices, thus average costs are not
necessarily indicative of actual prices.

•

Students: A frequent theme that emerged in interviews is that the increase of international
students at Selkirk College has impacted rental housing availability. There are 100-bed student
residences in both Castlegar and Trail, and the College coordinates a home-stay program that
provides accommodation for 40-60 students. These residences are at capacity, and stakeholders
indicate students are struggling to secure off-campus housing options. The number of
international students has increased from 118 students in 2012 to 700 students in 2018, which is
a significant increase in a city of 8,000 people. Many of these students face challenges securing
rental accommodation due to English language barriers, and the difficulties associated with
coordinating housing from abroad, without local employment or social networks.

13

Seniors housing units includes independent social housing and transitional supported and assisted living units.
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•

People who are Experiencing Homelessness or At-Risk of Homelessness: There are several
indicators that demonstrate that the population of persons experiencing homelessness, or at-risk
of homelessness in Castlegar is on the rise: social service providers have seen an increase in
demand for services over the past decade, and several stakeholders indicated their organizations
now maintain waitlists for housing, when they had not done so in the last ten years. These
indicators, along with the increasing number of visible homeless, indicates that there is likely a
need for more supplements and housing supports for individuals experiencing or at-risk of
experiencing homelessness. This need could be much greater than is immediately apparent as
hidden homeless are hard to reach and account for.
This reflects the challenges faced by low-income seniors on fixed incomes who are vulnerable to
rising shelter costs, and may be at-risk of homelessness. Community stakeholders indicated
single individuals who are not eligible for rent supplements are increasingly at-risk of relative
homelessness. For single individuals experiencing mental health and substance use issues, there
are few supportive housing options available, as the emergency shelter operated by the food
bank does not provide the associated health support services that would be required to
accommodate mental health and substance use issues.

•

Persons with Disabilities: The 2013 Housing Needs Assessment did not include wait list
information for affordable housing dedicated to persons with disabilities, and while there are
currently 6 people with disabilities on the waitlist, we cannot identify trends over time based on
the lack of waitlist information from the 2013 Housing Needs Assessment. Conversations with
community stakeholders, however, indicate a need to develop new supportive living facilities to
accommodate persons with disabilities in the community.
The Kootenay Society for Community Living has recently received funding from BC Housing and
the Columbia Basin Trust to build 11 units of affordable and supported housing in Castlegar,
which will help to alleviate some of the demand. This project represents BC Housing’s first multiunit new build in Castlegar, and is indicative of the need for a greater diversity in housing stock. It
will be important to monitor demand for accessible units and supportive living facilities once the
new Kootenay Society for Community Living development is operational.

•

Vulnerable Women: The Castlegar and District Community Services Society continues to see an
increase in the number of women, with and without children, who are dealing with violence at
home, and require safe accommodation. A second-stage housing option, where women and their
children can live for 12-24 months while looking for longer-term housing, is needed in Castlegar.
Key stakeholders emphasized the importance of establishing a women’s transition house, which
was also identified as a priority in the 2013 Housing Needs Assessment.
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Housing Gaps
In the Castlegar area, the predominant form of housing is single-detached and the most common
form of tenure is ownership. While these homes are generally in good condition, and are affordable
to most couple households in the area, the lack of diversity of other housing forms creates notable
housing gaps for priority groups in need.
Evidence-based information (i.e. CHMC data) indicates there is a healthy rental market in Castlegar;
however, the lack of quality rental housing options was a consistent and significant theme that was
brought up in interviews with stakeholders. The data indicates that median rental housing prices
should be affordable for most couple family age groups in the Castlegar area. For single-person
households and lone-parent households, rental affordability is more challenging, particularly for
households under the age of 35. The rental options available to low-income households may not be
affordable, thus creating the perception that there is a lack of available rental units. It was also
suggested households remain in their current homes due to the limited diversity of housing stock,
and other compact forms of housing, such as duplexes and multi-unit housing, could be a good
option for low- and moderate-income families, young adults currently looking to enter the home
ownership market, and seniors looking to downsize.
Based on an analysis of data in this report, as well as observations form community stakeholders
interviewed as part of this report, the following housing gaps have been identified:
•

Non-Market and Market Rental Independent Seniors Housing: Based on the incomes of single
seniors over the age of 65, there is a specific need for additional non-market rental housing
options for seniors. Given there has been a loss in supply of affordable independent and
supportive seniors housing in the area, waitlists are growing, and demand for seniors housing is
likely to continue to increase as the population continues to age, including demand for seniors
housing with integrative supports. Existing housing stock is predominantly single-detached, thus
those seniors looking to downsize may encounter challenges finding appropriate units. For
seniors who wish to remain in single-detached homes, modifications to existing units may be
needed to accommodate seniors with accessibility challenges.

•

Non-Market Rental Housing: Based on the analysis of median incomes, there are some nonsenior households that cannot afford to rent or buy housing at a price within 30% of their gross
incomes. This is true among many low-income single-person and lone-parent households. There
is a need for more subsidized housing options in the area to provide housing for these lowincome households. Non-market rental housing, or additional rent supplements to connect low-
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income households with available rental units, is needed in a variety of forms, including units
appropriate for single people, families, and people with disabilities.
•

Market Rental Housing: Evidence-based information (i.e. CMHC data) demonstrates there is
ample availability of rental market housing; however interviews with stakeholders suggest many
households are struggling to secure adequate, affordable, and suitable rental accommodation.
This disconnect may be associated with escalating rental prices, as lone-parent families and
single people have much lower incomes than couple families and, consequently, have far fewer
choices in the rental housing market. The affordability analysis demonstrates there is a margin
between what low-income households can afford, when compared to average rents and the
suitability of available units.

•

Transitional and Low-Barrier Rental Housing: Due to the low availability of rental housing, people
in need of temporary accommodation often have no housing options in the Castlegar area. This
can impact people in vulnerable situations, such as women fleeing violence, low-income
individuals experiencing mental health or substance use issues, and persons experiencing
homelessness. Such an affordable housing option may be time-limited and could offer additional
supports to residents. Transitional and low-barrier rental housing can help prevent experiences of
relative homelessness for vulnerable households in the area, and prevent other vulnerable
households from relocating to other communities.

•

Affordable Homeownership Opportunities: Based on the analysis of incomes in the area, a
number of lone-parent and single-person households are close to being able to afford
homeownership, but remain priced out of the housing market. Affordable homeownership
opportunities could help these households purchase their own homes. Smaller and more
compact homes, such as townhouses, duplex or multi-unit housing, could present an affordable
homeownership option for some low to moderate income households.

•

Accessible Housing: Conversations with community stakeholders indicate there is a need for
more accessible housing to enable independent living for seniors and persons with disabilities.
The Kootenay Society for Community Living has recently received funding from BC Housing and
the Columbia Basin Trust to build 11 units of affordable and supported housing in Castlegar,
which will help to alleviate some of the demand. As there are currently 6 persons with disabilities
on the BC Housing waitlist for non-market housing, it will be important to monitor demand for
accessible units and supportive living facilities once the new Kootenay Society for Community
Living development is operational.
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Stakeholders indicated that with limited new housing construction in recent years, Castlegar’s
older housing stock may be less suitable for seniors, as older construction standards did not
always require elevators, or other building elements that are needed for those with accessibility
challenges. Largely driven by the aging population of the area, there is a need for more dwellings
for individuals with limited mobility, with doorways and hallways that are wide-enough to
adequately fit walkers and wheelchairs. In some cases, existing housing can be modified to meet
accessibility needs. Promoting housing accessibility can help seniors age in place, and stay in the
same home and community they have lived in for years.

Other Related Issues
During the process of updating the housing needs assessment, additional housing related issues
were identified. These issues relate to social and health needs of priority groups in the community,
and include:
•

Providing Opportunities for Seniors to Downsize: In a number of stakeholder interviews,
participants indicated that if a greater diversity of housing stock was created in Castlegar, a
number of seniors would be interested in downsizing from their existing homes. Many of these
seniors currently live in single-detached homes, many independently, and often find it
challenging to maintain their properties. If more compact housing options, such as townhouses,
duplexes, and single-level apartments could be developed in Castlegar, seniors who move into
the new units, taking advantage of the senior-friendly design, may leave dwellings that can
instead accommodate other households in need of housing in the community. This could include
young families and other priority groups, and address the broader housing needs of other
populations in the Castlegar area.

•

Proximity of Healthcare Services: The Castlegar and District Community Health Centre provides
emergency services from 8am to 8pm, 7 days per week. For care outside of those hours, residents
are required to travel to Trail, where the regional hospital is located. With the area’s aging
demographics, there will be increasing demand for home support services intended to promote
independence for those with chronic health conditions, and disabilities, as well as to provide
caregiver rest and relief. While Interior Health provides home support services, and non-profit
organizations provide other support services, there is a concern that older residents may need to
leave the Castlegar area if they cannot access the required healthcare services on a daily basis.
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In Closing
An analysis of housing needs and gaps demonstrates that housing affordability and suitability is
challenging for many households in the Castlegar area. Available data indicates that single-person
households and lone-parent households under the age of 25 are likely to spend more than 30% of
their gross income on housing. While the median rental housing prices should be affordable for
most couple households and older single-person households, the analysis indicates that a
potentially sizeable minority of households are having difficultly finding and affording suitable
housing in the Castlegar area.
Specifically, this analysis found that low- and moderate-income households are priced out of the
homeownership market, and remain in rental housing. With escalating rental prices, and little
diversity in housing stock, vulnerable populations, such as low-income seniors, lone-parent families,
students, persons with disabilities, women fleeing domestic violence, and those at-risk of
experiencing homelessness, face considerable challenges securing rental housing.
In the Castlegar area, the predominant form of housing is the single-detached home and the most
common form of tenure is homeownership. While these homes are generally in good condition, and
are affordable to some households in the area, the lack of diversity of other housing forms creates
notable housing gaps. These gaps include:
•

Non-Market and Market Rental Independent Seniors Housing;

•

Non-Market Rental Housing;

•

Market Rental Housing;

•

Transitional and Low-Barrier Rental Housing;

•

Affordable Homeownership Opportunities; and,

•

Accessible Housing.

Next Steps
The intent of the report is to provide the City with a clear understanding of local housing issues in
the Castlegar area. The Housing Needs Assessment will be used as a tool by the City as it determines
what forms of housing are needed in the community, to inform future housing related policy, and to
support housing providers and other organizations applying for affordable housing project funding.
Findings in this report indicate that there are multiple opportunities in which local housing gaps
could be addressed. While the City will not be able to address all the housing gaps identified in this
housing needs and gaps analysis on its own, targeted efforts to fill gaps, informed by research to
44
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maximize impact, could have a significant impact in addressing the housing needs of the Castlegar
area. As a next step, the City of Castlegar may consider developing a strategy that identifies and
prioritizes municipal actions to address local housing gaps.
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Key Terms & Definitions
ACCESSIBLE HOUSING means dwellings that include features, amenities or products to better meet
the needs of people with disabilities and thereby maximize the number of people who can readily
use them.
ADEQUATE HOUSING means housing that does not require major repairs.
AFFORDABLE HOUSING means a safe, secure, accessible living environment that allows people to
live within their income level, and maintain quality of life. Affordable housing may take a number of
forms that exist along a continuum—from emergency shelters, to transitional housing, to mass-market
rental (also known as subsidized or social housing), to formal and informal rental, and home
ownership. According to Canada Mortgage and Housing Corporation, for housing to be affordable,
a household should not spend more than 30 percent of gross income on shelter costs.
APARTMENT means a residential use contained in a building for three or more dwelling units, the
majority of which share ground-level access. Typically, apartments are classified as one of two: (i)
apartments in a building that has fewer than five storeys; and, (ii) apartments in a building that has
five or more storeys.
ASSISTED LIVING is defined under BC’s Community Care and Assisted Living Act, and generally
includes services such as meals, housekeeping, laundry, and some assistance with personal care
such as grooming, mobility, and medication. These units are also designated as Independent Living.
CORE HOUSING NEED means a household living in housing that falls below at least one of the
adequacy, affordability or suitability standards set by the CMHC and spends 30 percent or more of
total before-tax income to pay the median rent of alternative local housing that is acceptable.
GROSS DEBT SERVICE RATIO means the ratio that measures the percentage of gross annual income
required to cover annual payments associated with housing and all other debt obligations, such as
payments on car loans, credit cards, personal loans, etc.
HOMELESSNESS is the situation of an individual or family without stable, permanent, appropriate
housing, or the immediate prospect, means and ability of acquiring it.
HOUSING CONTINUUM is a concept used to describe and categorize different types of housing,
from non-market to market housing. Housing continuums are developed to assist with planning and
program development and are usually tailored to the community or region in question. On the non48
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market end of the continuum are emergency services and transitional housing, which often require
the most public funding, moving towards supportive and social housing options in the middle of the
continuum and then towards independent housing options on the right, where housing is typically
provided by the private market.
MAJOR REPAIRS NEEDED includes dwellings needing major repairs, such as dwellings with
defective plumbing or electrical wiring and dwellings needing structural repairs to walls, floors or
ceilings.
MARKET RENTAL HOUSING means the private rental market that provides the majority of rental
housing affordable to households with low to moderate incomes. This can include purpose-built
rental housing as well as housing supplied through the secondary rental market such as basement
suites, rented condominium units, or other investor-owned houses/units.
MEDIAN INCOME means the halfway point of a population’s income, meaning half of the population
is making more than the median income and half of the population is making below the median
income.
MOBILE HOME means a single dwelling, designed and constructed to be transported on its own
chassis and capable of being moved to a new location on short notice. It may be placed temporarily
on a foundation pad and may be covered by a skirt.
MOVABLE DWELLING means a single dwelling, other than a mobile home, used as a place of
residence, but capable of being moved on short notice, such as a tent, recreational vehicle, travel
trailer houseboat, or floating home.
NON-MARKET HOUSING means affordable housing that is owned or subsidized by government, a
non-profit society, or a housing cooperative; whereby rent or mortgage payments are not solely
market driven.
PRECARIOUS HOUSING means an individual or family paying for temporary, insecure or unstable
housing, including overcrowded housing or unaffordable rents, given their income.
RELATIVELY HOMELESS means an individual or family sleeping on couches of friends or family,
temporarily sheltered in a holding cell or in a hospital but with no permanent address.
RENTAL ASSISTANCE PROGRAM (RAP) is a program operated by BC Housing that provides eligible
low-income working families with cash assistance to help with their monthly rent payments.
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RESPITE means services that can give family/friend caregivers temporary relief from the emotional
and physical demands of caring for a family member or friend. Respite services may be provided at
home through home support services, in the community through adult day services, or on a
shortterm basis in a residential care facility or other community care setting.
ROW HOUSE means one of three or more dwellings joined side-by-side, side-to-back, or possibly
stacked one on top of the other, but with direct exterior access from ground level to the dwelling.
Also known as TOWNHOUSE.
SEMI-DETACHED DWELLING means one of two dwellings attached side by side (or back to back) to
each other, but not attached to any other dwelling or structure (except its own garage or shed). A
semi-detached dwelling has no dwellings either above it or below it and the two units, together,
have open space on all sides.
SENIORS INDEPENDENT LIVING means a home dedicated to seniors who need little or no
assistance with daily living, and who do not require medical care or nursing staff.
SHELTER AID FOR ELDERLY RENTERS (SAFER) is a program operated by BC Housing that helps
make rent affordable for BC seniors with low to moderate incomes by providing monthly cash
payments to subsidize rents for eligible BC residents who are age 60 or over, and who rent their
homes.
SINGLE-DETACHED DWELLING means a single dwelling not attached to any other dwelling or
structure (except its own garage or shed). A single-detached house has open space on all sides, and
has no dwellings either above it or below it.
SUITABLE HOUSING means housing that has enough bedrooms for the size and make-up of
resident households, according to National Occupancy Standard (NOS) requirements.
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Participants and their Affiliations
Danny Beatty
Selkirk College, International Education and Development
Meeri Durand
Regional District of Central Kootenay, Development Services/Planning
Kathleen Elias
Kootenay Society for Community Living
Kristein Johnson
Castlegar and District Community Services Society
Simon Laurie
Castlegar Realty Ltd.
Mark Lavar
City of Castlegar, Economic Development
Danna Locke
BC Housing, Regional Development
Marci Loukianoff
Interior Health Authority, Addictions and Mental Health
Councillor Deb McIntosh
City of Castlegar; Castlegar Community Harvest Food Bank
Michelle Truscott
Canadian Mental Health Association
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