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|Q1 : Please provide the official name of the vacancy tax.|
The official name is “Vacancy Tax”. However, it is commonly referred to as the “Empty Homes Tax”.

Ref. https://bylaws.vancouver.ca/11674c.PDF and https://vancouver.ca/your-
government/vacancy-tax-bylaw.aspx
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|Q2: Please provide the background for introduction of the vacancy tax. (e.g., social conditions).l
From a report by the Institute on Taxation and Economic Policy (ITEP):

Vancouver was the first North American city to adopt an empty homes tax. In the mid-2010s, rents
and home prices were skyrocketing, driving long-term residents out of the city. Some raised
concerns that investors, particularly foreign investors, were buying homes and condominiums as
investment vehicles without intending to lease them out. Some housing advocates pushed the city
to adopt this tax to combat those vacancies, and to use the funds generated to develop more
affordable housing. Many advocates called for designing the tax like France’s suite of vacancy
taxes, which led to a decrease in the number of vacant units in municipalities that opted in.

The Empty Homes Tax went into effect in November 2017, with taxes due the following year.
Owners of vacant property pay a percentage of the total value of their property, like traditional ad
valorem property tax, and only if the unit they own is empty for more than six months a year, with
exemptions for specific types of uses. The percentage paid started at 1 percent of the property
value in 2018 and rose to 3 percent in 2021 where it has stayed since. Every owner of any
residential property — homes, apartment buildings, and condominiums — must report vacancy to
the city.
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In 2017, the city determined nearly 8,000 properties were vacant, including 2,500 properties liable
for the empty homes tax; over 5,000 properties qualified for an exemption. In 2023, only 5,003
units were listed as empty. Almost 1,100 properties were required to pay the tax; the remaining
3,900 qualified for an exemption. There were over 200,000 total housing units in the city, spread
over 59,000 properties.

Ref. https://itep.org/vacancy-tax-blight-tax-property-tax-tools/
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|Q3: Please provide the purpose of introducing the vacancy tax.
The stated objective of the tax is to increase housing supply. From the website:

The objective of the Empty Homes Tax (Vacancy Tax) is to return empty or under-used properties to
use as long-term rental homes for people who live and work in Vancouver.

Ref. https://vancouver.ca/your-government/vacancy-tax-bylaw.aspx
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|Q4: Please provide the taxable subjects including any limitations on regions or taxpayers.
Class 1 Residential property in the City of Vancouver is potentially subject to the tax. As explained
on the website:

All owners of Class 1 Residential properties within the City of Vancouver are required to submit a
property status declaration each year to determine if their property is subject to the tax.

Class 1, Residential — single-family residences, multi-family residences, duplexes, apartments,
condominiums, nursing homes, seasonal dwellings, manufactured homes, some vacant land,
farm buildings and daycare facilities.

Ref. https://vancouver.ca/your-government/vacancy-tax-bylaw.aspx
and https://info.bcassessment.ca/Services-products/property-classes-and-
exemptions/understanding-property-classes-and-exemptions
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|Q5: Please provide the definition of “vacancy” and the method of determination.

The Empty Homes Tax Bylaw defines the concepts of “Unoccupied” and “Vacant” in order to
determine the status of residential property and, ultimately, whether a property is subject to the
vacancy tax.

Unoccupied property

2.2 Residential property is considered to be unoccupied in the following circumstances:

(a) the residential property is not the principal residence of an occupier; and

(b) the residential property is not occupied for residential purposes by an arm’s length tenant
under a tenancy agreement, or by an arm’s length subtenant under a sublease agreement, for a
term of at least 30 consecutive days.

Vacant property

2.3 Residential property is considered to be vacant property if:

(a) ithas been unoccupied for more than six months during the vacancy reference period; or
(b) itis deemed to be vacant property in accordance with this by-law.

Accordingly, a residential property is first assessed as “Unoccupied,” and if that condition
continues for a specified period or otherwise meets the criteria set out in the bylaw, the property is
classified as “Vacant.”
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Property considered to be taxable

7.1 A parcel of residential property in respect of which a registered owner:

(a) fails to make a property status declaration as required by this by-law;

(b) makes a false property status declaration;

(c) fails to provide information or to submit required evidence to the Collector of Taxes in
accordance with this by-law, including, without limitation, the information or evidence that may be
required pursuant to Sections 4.7, 4.8 or 4.9 of this bylaw; or

(d) provides false information or submits false evidence to the Collector of Taxes;

is considered to be vacant property and is subject to the vacancy tax.

Ref. https://bylaws.vancouver.ca/11674c.PDF
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|Q6: Please provide the tax base.

The assessed value of all Class 1 Residential properties in the City of Vancouver serves as the
basis for calculating the Empty Homes Tax (Vacancy Tax). Properties eligible for an exemption are
not subject to the tax.
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|Q7: Please provide the tax rate.l

Vacancy tax rate 2.4

The rate of the vacancy taxis:

(a) 1% of the taxable assessed value of a parcel of taxable property for the 2017, 2018 and 2019
vacancy reference periods;

(b) 1.25% of the taxable assessed value of a parcel of taxable property for the 2020 vacancy
reference period; and

(c) 3% of the taxable assessed value of a parcel of taxable property for the 2021 vacancy reference
period and any subsequent vacancy reference periods.

Ref. https://bylaws.vancouver.ca/11674c.PDF
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|Q8: If tax exemption system exists, please provide details.|

Exemptions apply to residential units under the following circumstances:

e Units that are unoccupied more than six months during the vacancy reference period because
the owner died. In this case, the unit is also exempt for the following period.

e Units that are being redeveloped or renovated.

¢ Units that belong to an owner who is receiving care in a hospital or supportive care facility.

e Units that are part of a strata development (see https://www2.gov.bc.ca/gov/content/housing-
tenancy/strata-housing/understanding-strata) that restricts or prohibits rental.

¢ Units for which ownership was transferred during the vacancy reference period.

¢ Units that the owner resides in for work purposes for a minimum of six months altogether
during that period.

e Units that cannot be inhabited due to a court order or government action.

¢ Units that cannot be legally inhabited due to restrictions on constructing residential space.

¢ Units that are newly constructed and have not yet been inhabited despite being offered to the
public.

¢ Units that cannot be inhabited because they are damaged or otherwise hazardous.

e Units that are periodically occupied by the owner or a family member undergoing medical
treatment.
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Ref. https://bylaws.vancouver.ca/11674c.PDF
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QO9: If available, please provide the effects of the vacancy tax (e.g., tax revenue increase,
reduction in vacancies).

According to the City of Vancouver website, since the tax was introduced in 2017, the number of
vacant properties has decreased by 58 percent*, and approximately $170 million in revenue from
the tax was allocated between 2017 and 2023 to support affordable housing initiatives.
Furthermore, 49 percent of the properties considered vacant in 2022 were converted to occupied
status by 2023.

Ref. https://vancouver.ca/home-property-development/why-an-empty-homes-tax.aspx

The 2024 Empty Homes Tax Annual Report gives a detailed overview of the tax and its possible
effects on the housing situation. As it notes, it is extremely difficult to clearly define what impact
the tax itself has had on a complex situation comprising numerous factors. However, data do show
a small but steady increase in the number of tenanted properties and a 68.6 percent decrease™* in
vacant properties between 2017 and 2023.

Ref. https://vancouver.ca/files/cov/2024-empty-homes-tax-annual-report.pdf

* It is not clear why the website states there was a 58 percent decrease in vacant properties while
the report cites a 68.6 percent decrease from 2017 to 2023, since it appears both figures cover the
same time period.

According to the ITEP report:

The city has collected over $202 million (Canadian dollars) in vacancy tax revenues since 2018.
Over one-third of tax levied has gone unpaid due to noncompliance. The funds have been
allocated to support affordable housing development, primarily through a nonprofit housing
development program. However, it is a small fraction of the total city budget. In 2024, Vancouver
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collected over $3.1 billion in tax revenue — meaning that $32 million in vacancy taxes collected
were about 1 percent of total revenues. Collections have stayed relatively flat despite an
increasing tax rate and a decline in taxable properties.

Since 2017, many other governments in Canada, including the province of British Columbia and
the federal government, have adopted vacancy taxes and other penalties on foreign buyers. It’s
difficult to attribute increases in rental units and declines in vacancy to this tax alone, but the
city’s calculations show a slight uptick in available housing units, particularly among
condominiums and single-family homes. Despite widespread adoption of these regulatory tools to
combat housing availability, residents in Vancouver continue to worry about affordability and
neighborhood stability caused by vacancies.

A 2024 analysis from the C.D. Howe Institute showed that despite the declining vacancy rate and a
slight uptick in the number of total units, home prices and rents in Vancouver stayed stubbornly
high. That analysis theorized that either landlords are willing to absorb the cost of the tax to attract
higher-paying residents, or that a “superstar effect,” due to the city’s destination status for high-
income workers keeps rents high regardless of median incomes. A 2023 study found similar
results, but theorized that housing developers had cooled on building new units for fear of having
to pay the tax after completing a project, and before tenants move in. Living in Vancouver remains
out of reach for many and exceptionally expensive for the people who stay, indicating that more
needs to be done to alleviate the financial burden on residents, including building new housing
units and providing housing support like rental subsidies.

Ref. https://itep.org/vacancy-tax-blight-tax-property-tax-tools/

The C.D. Howe study mentioned above noted that the Vancouver tax does seem to have reduced
vacancy rates between 2016 (before the tax was introduced) and 2021 (after its introduction),
going from around 7 percent to about 5.5 percent. Affordability, however, remained unaffected,
with rents continuing to rise during that period.

Ref. https://cdhowe.org/publication/ripple-effects-impact-empty-homes-tax-housing-market/
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Q10: If there are any policies other than the vacancy tax that are implemented to achieve
similar objectives, please provide their names and a brief overview.

Vancouver is working to implement a wide range of policies to help address the housing shortage
and affordability issues, including measures to cut red tape, help ensure the types of housing
residents need are actually being built, and discourage real estate speculation and inefficient use


https://itep.org/vacancy-tax-blight-tax-property-tax-tools/
https://cdhowe.org/publication/ripple-effects-impact-empty-homes-tax-housing-market/
https://cdhowe.org/publication/ripple-effects-impact-empty-homes-tax-housing-market/

of resources (including the Vacancy Tax). Various information on this can be accessed at:
https://vancouver.ca/people-programs/housing-vancouver-strategy.aspx

Details of the plans are contained in the:

¢ Housing Vancouver Strategy:
https://council.vancouver.ca/20171128/documents/rrlappendixa.pdf

e Housing Vancouver Three-Year Action Plan:
https://vancouver.ca/files/cov/housing-vancouver-3-year-action-plan-2024-26.pdf

¢ Housing Vancouver 10-Year Housing Targets:
https://vancouver.ca/files/cov/housing-vancouver-10-year-targets-2024-2033.pdf
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* Housing Vancouver Strategy (/X0 7 — X —{FEHHE)
https://council.vancouver.ca/20171128/documents/rr1appendixa.pdf

* Housing Vancouver Three-Year Action Plan (/N> 7 — N—{3:5 3 41 TEI 1))
https://vancouver.ca/files/cov/housing-vancouver-3-year-action-plan-2024-26.pdf

* Housing Vancouver 10-Year Housing Targets (/37 —/N—{EF 10 4= HIE)
https://vancouver.ca/files/cov/housing-vancouver-10-year-targets-2024-2033.pdf
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