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Below is a list of approaches the Province can use to support rental housing development in 

British Columbia – including tax and other incentives that could be used for a two-year 

program. 

 

Two-year Incentive Program 

 

UDI was asked to provide suggestions on a two-year program that the Province could 

implement to “kick start” purpose-built rental housing projects. Many are tax related, but 

there are other incentives.  

 

Property Transfer Tax (PTT):  Developers pay the PTT when assembling sites for rental 

projects. The tax can range from 1% (on the first $200,000), 2% (between $200,000 and 

$2 million) to 3% (over $2 million).  The tax for a $5 million site would be $128,000. We 

recommend an exemption for rental projects. 

 

Provincial Sales Tax (PST):  During the discussion regarding the Harmonized Sales Tax, 

the Province indicated that development projects had an imbedded PST of 2% from 

construction materials. If this is the case, the Government could provide a 2% rebate to 

developers who build purpose-built rental projects.  

 

Property Tax:  When UDI held breakfast seminars promoting purpose-built rental projects, 

one of the key incentives identified by some of the panelists was property tax 

exemptions/reductions for a number of years. Unfortunately, some of our members have 

been informed by Vancouver that these exemptions cannot be applied by the City to private 

sector entities. This could be legalized by the Province. Private Sector Property Tax 

exemptions for Heritage Restoration are already commonplace in many municipalities. 

 

General Incentives 

 

In addition to the above recommendations, which could be applied beyond a set two-year 

period, the Province could also take a number of steps that would favour investment in 

purpose-built rental housing.

 

http://www.udi.bc.ca/
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Foreign Buyers’ Tax and Developers:  The 15% Foreign Buyers’ Tax does not just apply 

to non-residents purchasing residential units. It also applies to foreign developers 

purchasing residential land to build housing units – including rental and affordable housing 

units. This stifles competition in the development sector and the supply of housing. UDI 

recommends that the tax not apply to foreign developers assembling sites for the purpose 

of building housing units.  

 

Foreign Buyers’ Tax and Investors:  The Foreign Buyers’ Tax also applies to 

circumstances where non-resident investors are renting units to Canadian residents. 

Although these units are not in purpose-built rental buildings, they are still important to 

increasing the vacancy rate. We recommend that foreign investors who rent out their units 

to Canadian residents for a three-year period be eligible for a rebate of the 15% tax.  

 

Provincial Sites: The Province could lease some provincial lands in urban areas to the 

private sector to build purpose-built rental housing. The free land would allow the 

Government to leverage lower-market rental units. This policy could also apply to land 

owned by Crown Corporations. Some overlooked sites may have real value. TransLink 

officials attended a Board meeting a few years ago, and several Directors expressed interest 

in developing sites in the right-of-way of the SkyTrain – especially at or near stations. 

Several public sector entities own this land, including TransLink and BC Hydro. We recognize 

that First Nations groups would need to be involved in these discussions and leases.  

 

Land Banking:  Linked to the above is continuing to purchase land that could be used for 

affordable and rental housing. The previous government contemplated allowing TransLink to 

purchase more land than required for building rapid transit projects. The excess land would 

then be redeveloped, or sold/joint ventured with developers for profits that could be 

reinvested in the transit system. What if this approach were adopted, but the lands were 

used to build rental/affordable housing? These sites would be close to transit stations which 

is essential for those living on lower incomes. Land costs would be reduced because 

TransLink (or the Province) could purchase lands before speculation elevates land prices. In 

suburban areas, TransLink could purchase land for “park-and-rides” near stations, which 

could be redeveloped (again as rental and/or affordable housing projects) as transit lines 

are extended and older station areas urbanize.  

 

Pre-zoning: UDI has advocated at the local level for pre-zoning in areas where there is a 

fully developed Area Plan in place that resulted from a robust public consultation process 

(including a public hearing). This reduces processing times by eliminating a significant step 

in approvals, and reduces risk. Public hearings at the rezoning stage are not necessary 

(because of the public hearing at the area planning stage). We ask the Province to 

encourage this – especially for rental housing projects. 

 

Accelerate Municipal Approval Times:  Financial incentives linked to targeted outcomes 

for accelerating the approvals process for rental projects could be explored.  

 

Regional Growth Strategy (RGS):  Metro’s RGS limits residential development in 

employment areas – even if those areas are near rapid transit stations. This has stifled 

rental projects in transit rich areas because of the delays and risks associated with obtaining 

approvals from two levels of government (the local municipality and Metro Vancouver). It 

has also stifled the development of job generating spaces. Developers would be willing to 

build commercial and light industrial uses at the base of projects to access the opportunity 

to build rental housing above those spaces. This mix of uses also adds vitality to areas, 

which attracts workers – particularity millennials. We would advise that the Province take a 
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more active role in the regional planning around transit lines to ensure that this type of 

flexibility is allowed.  The restrictions of the RGS could be waived in instances where: 

 

 Job generating space is provided; 

 Rental housing is provided; and 

 Steps are taken to mitigate conflicts between the job-generating and residential land 

 uses.  

 

Community Amenity Contributions (CACs):  UDI strongly advises against charging CACs 

on purpose-built rental housing projects. These projects should be viewed as amenities in 

themselves. Negotiating CACs will create delays, add costs, increase risks and undermine 

the viability of these projects. It also undermines the ability of local governments, the 

Province, our industry and stakeholders to advocate for Federal tax changes to incent rental 

housing (see above and below). Why would the Federal government provide tax relief to 

projects, if local governments will obtain their lost revenue through land-lift negotiations? 

 

Density and Zoning for Rental:  The new Government as indicated that it will allow local 

governments to zone for rental. To ensure that housing supply is not delayed, we 

recommend that the Government ensure that no downzoning takes place in terms of the 

value of sites by requiring that local governments substantially increase the residential 

density on sites that they zone rental. Preferably, zones could include options – one for 

ownership, and a higher density option for rental projects.  

 

Targets and Transit: We also recommend that the above policy be coupled with 

establishing provincial targets for housing units around current transit stations and transit 

arterials and future transit stations (once they are built). The targets could be tied to 

regional growth levels. Each station area in a municipality does not necessarily need a 

target. The targets could be for the combined station areas of the transit lines serving a 

municipality.  

 

Provincial Funding for Station Area Plans:  The targets noted above could also be linked 

to Provincial funding to support station and transit arterial area plans. We are finding that 

municipal planning resources are limited. Any support provided by the Government in this 

regard would be helpful to increasing the supply of developable land in key locations.  

 

Expanding Rental through Redevelopment:  A significant constraint on the rental 

housing supply is the conundrum of people being displaced because of redevelopment – 

especially when vacancies are low. This has led to municipalities restricting the 

redevelopment of lower density rental buildings nearing the end of their lifecycle in areas 

near transit stations where increased density is needed. If three-storey rental walk ups are 

replaced by a 20-storey rental buildings next to transit stations, we can dramatically 

increase the number of rental units in Metro Vancouver – and through inclusionary zoning 

we can retain (and even increase) the stock of lower market rental housing units.  However, 

industry, municipalities and the Province need to work together to ensure that those with 

lower incomes who are displaced find adequate housing. This could mean placing these 

people at the top of waiting lists for social or lower market housing. It could mean a larger 

role for BC Housing to build and fund additional lower market rental housing units – 

especially in key areas near transit. Some units could be used as temporary housing until 

people can move to new lower market rental units that are built through the 

redevelopment/densification process.  
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Rent Subsidies: UDI supports the $400 annual renter’s rebate proposed by the 

Government that will support tenants during this time of low vacancies and increasing rental 

rates.    

 

Training:  We are facing a shortage of construction trades, which will limit the ability of the 

industry to provide the housing supply (including rental) that a growing number of British 

Columbian need. Immigration and the downturn in the Alberta economy have alleviated 

some of this problem, but B.C. needs a longer-term strategy on training trades – including 

expanding apprenticeship programs and potentially reintroducing trades education at the 

secondary school level.  

 

Brownfields:  Some rental buildings are developed on brownfield sites. The regulatory 

approval process in these areas can be slow. However, there may be an opportunity for 

improvements to the process for rental buildings developers because they are generally 

longer-term and sophisticated. Three quick suggestions to improve the process for rental 

buildings are:  

 

 The testing of vapour mitigation systems before a Certificate of Compliance (CoC) 

will be issued:  New guidance is coming for the Omnibus changes occurring on 

November 1, 2017, but there will still be requirements for testing systems other than 

the required parkade ventilation systems.  Some systems are difficult to test prior to 

the building being nearly complete and this could delay occupancy.  Something less 

onerous would be helpful even if it required some financial security until the system 

could be tested. 

 

 Where there is offsite contamination there are requirements to fully delineate 

contamination on development sites before offsite CoCs can be obtained.  This is 

important in phased projects where municipalities want an offsite CoC sooner rather 

than later and the onsite investigations either cannot or have not been entirely 

completed.  The Ministry of Environment has a preapproval request for this but it is 

an expensive process and would not be accepted if there were no impediments 

(buildings or other uses) to completing the investigations.  Relaxation of this could 

be useful to larger rental developments. 

 

 The Ministry of Environment has a lower standard for higher density housing. UDI 

has recommended some amendments to the definition of where these standards 

should apply. UDI recommended that soil that is on the site for gardens, playgrounds 

and landscaping is new uncontaminated soil; buildings are located on top of a 

concrete underground parking garage; and the site is a lot-line to lot-line 

development that high density standards apply.  
 

Rental Tenancy Act (RTA):  The new Government is promising substantial changes to the 

RTA. We hope these changes will occur after consultation with the industry to avoid 

unintended consequences. Recently, Ontario made several changes to address the rental 

market that have led to developers cancelling rental housing projects. One issue that is 

being considered by the new Government, reforming fixed term leases, is a potential 

example. Developers use fixed-term leases when they assemble properties for 

redevelopment. For example, a developer along Cambie Street who assembles a number of 

homes, will need temporary tenants until permits are issued; otherwise, they may be liable 

to pay Vancouver’s Empty Homes Tax. 
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Eliminate limits on number of rental units in strata buildings: Amend the Strata 

Property Act to prohibit stratas from setting a cap on the number of units which can be 

rented out in their building.  

 

Introduce development rebates for family sized rental units: Rebates for rental 

apartment units over 1,000 sq ft to ensure healthy supply of rental for families.  

 

Lobbying the Federal Department of Finance:  The Federal Government also has the 

ability to increase rental housing supply. UDI would like to work with the new Provincial 

Government and municipalities to lobby for changes to Federal tax policy, which would 

increase investment in rental housing, including: 

 

 A full rebate or exemption of the GST on new rental housing; 

 Inclusion of GST Input Tax Credits on the ongoing operation of Rental Housing. 

 Deferral of capital gains tax and recaptured Capital Cost Allowance (CCA) upon sale 

of a property and re-investment in new rental housing; 

 Increase in CCA to 5% for all new rental housing including mixed-use buildings; and 

 The extension of eligibility for use of CCA losses to all investors in new rental 

housing. 
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