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MAKING RENTAL 
A REALITY
The Residential Rental Tenure Zoning Tool and its 
Implications for Land Use Planning
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FOREWORD 
Housing is an issue that continues to weigh on the minds of British 

Columbians and dominate government policy agendas. Faced with an 
affordability crisis, many local governments are looking at new approaches 

to rental housing, including exploring the new tool of Residential Rental 
Tenure Zoning (RRTZ).

Since its introduction in 2018, there 
has been little guidance provided by 
the Provincial Government on how to 
interpret the new legislation. This report 
highlights some of the key challenges 
and opportunities associated with the 
RRTZ policy. By providing potential 
solutions, we hope to see this policy tool 
used to support the growth of rental 
housing across British Columbia.

Making Rental a Reality was the 
culmination of efforts across multiple 

organizations extending beyond the 
housing sector. However this work 
was only made possible through the 
contributions of builders and rental 
housing advocates who supplied the 
technical analysis and expertise. 

Through our ongoing advocacy 
initiatives, our organizations will 
continue to engage with all levels 
of government to seek collaborative 
solutions to solving the housing crisis.  

About the Partners for 
Rental Housing

Partners for Rental Housing is 
comprised of a group of 8 organizations 
that have come together to support the 
growth of rental options across British 
Columbia. Spanning the business and 
housing sectors, we work together to 
advocate for more rental homes and for 
positive partnerships with builders to 
address the current housing crisis.
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INTRODUCTION 
T H E  A F F O R D A B L E  H O U S I N G  C R I S I S

It is a surprise to no one – particularly builders – that Metro Vancouver, the 
Capital Region and urban centres across British Columbia are in the midst of 

an affordable housing crisis. The issue dominates media coverage, is a political 
priority at all levels of government, and is the focus of numerous reports. It is 

also top of mind for citizens in the Lower Mainland, where 90 per cent of people 
believe that Metro Vancouver is in a housing crisis.
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housing sector. Because of changes 
to federal tax policies, rent controls 
and the emergence of condominium 
construction, very little PBR housing 
was built between 1980 and 2009. The 
estimated annual new rental demand 
in Metro Vancouver’s Regional Growth 
Strategy is 5500 units, [2] but there was 
only a net total of 4,832 PBR units 
constructed between 2010 and 2018. [3] 
This has led to a secured rental deficit 
that has accumulated over the last 
decade and will continue to grow if more 
rental homes are not built.

The lack of new PBR has made 
it increasingly difficult for British 
Columbians to find homes to rent. 
Across all urban centres in BC, the 
average vacancy rate was 1.4% in 2018. 
In the Vancouver, Victoria and Kelowna 
metropolitan areas all average below 1% 
and 2%, well below a healthy vacancy 
rate of 3-5%.

Ironically, many of the demand-side 
measures implemented by governments 
are negatively impacting their ability 
to improve affordability in the rental 
market. The tightening of mortgage 
lending rules has the effect of keeping 
potential homebuyers in a strained 
rental housing market. This increases 
competition for existing rental units 
while also increasing rents. More 
stringent provincial rent controls and 
other changes to the Residential Tenancy 
Act (RTA) have also made it more 
difficult for builders to create new rental 
homes.

Provincial Response and 
Residential Rental Tenure 
Zoning (RRTZ)

2 Metro Vancouver. Regional Affordable 
Housing Strategy. June 20, 2016.

3 CMHC. Change in Apartment Units in 
CMHC Rental Market Survey Universe (2010-2018)

The Province responded to the 
affordable housing crisis in Budget 2018 
with the Homes for B.C.:  A 30-point 
Plan for Housing Affordability in British 
Columbia in 2018. This Plan includes 
new increased taxes on development 
lands, a $6 billion funding commitment 
to help build the 114,000 affordable 
housing units, commitments to 
strengthen protections for renters and 
anti-money laundering initiatives.

The provincial government also 
promised to develop new tools for 
municipalities such as rental zoning, a 
policy request that stemmed from local 
governments and the Union of British 
Columbia Municipalities (UBCM). This 
was fulfilled through the passage of Bill 
23 – 2018: Local Government Statutes 
(Residential Rental Tenure Zoning) 
Amendment Act, 2018, which received 
Royal Assent in May, 2018. Local 
governments in BC were given a unique 
power to zone buildings, sites and areas 
of communities as strictly rental. This 
new power has not been granted to or 
utilized by municipalities in any other 
jurisdiction in North America.

As described in a July 3, 2018 bulletin 
from the Ministry of Municipal Affairs 
and Housing:

The Local Government Statutes 
(Residential Rental Tenure Zoning), 
Amendment Act 2018, provides local 
governments with a new authority to zone 
for residential rental tenure (i.e. rental 
housing), and enact zoning bylaws that:

• require that new housing in 
residential areas be developed as 
rental units; and

• ensure that existing areas of rental 
housing are preserved as such.

The new rental zoning authority 
can only be used where multi-family 

To date, governments at all levels 
have focused on specific market 
interventions to address affordability, 
including:

• Federal restrictions on mortgage 
lending (e.g. last year’s B-20 Stress 
Test Guideline);

• Continuation of provincial rent 
controls for existing and new 
rental housing; 

• Several provincial tax measures 
such as the Foreign Buyers Tax, 
the Speculation and Vacancy Tax, 
the Additional School Tax; and the 
Increased 5% Property Transfer 
Tax; and the

• Removal of the additional 2% 
as part of the annual maximum 
allowable rent increase.

While housing providers support 
the Provincial commitment to build 
114,000 affordable rental homes by 2027, 
we believe much more can be done to 
increase housing options for British 
Columbians. Homebuilders are finding 
government approvals take far longer 
than they did previously, limiting their 
ability to accommodate a growing 
population.  At worst, municipalities 
such as the District of North Vancouver, 
are rejecting multi-family housing 
projects of all types – including those 
funded by BC Housing.

The Past President of the Planning 
Institute of British Columbia, and 
Vice President Intelligence at rennie 
intelligence, Andrew Ramlo, estimates 
there has been a shortfall of 68,738 
homes in Metro Vancouver between 
1991 and 2018. [1] The imbalance between 
demand and supply is particularly 
acute in the Purpose-Built Rental (PBR) 

1 Ramlo, Andrew. Looking beyond 
the headlines & charting our way forward. UDI 
Luncheon, April 18, 2019.

https://www.bcbudget.gov.bc.ca/2018/homesbc/2018_homes_for_bc.pdf
https://www.bcbudget.gov.bc.ca/2018/homesbc/2018_homes_for_bc.pdf
https://www.bcbudget.gov.bc.ca/2018/homesbc/2018_homes_for_bc.pdf
https://www.leg.bc.ca/parliamentary-business/legislation-debates-proceedings/41st-parliament/3rd-session/bills/progress-of-bills
https://www.leg.bc.ca/parliamentary-business/legislation-debates-proceedings/41st-parliament/3rd-session/bills/progress-of-bills
https://www.leg.bc.ca/parliamentary-business/legislation-debates-proceedings/41st-parliament/3rd-session/bills/progress-of-bills
https://www.leg.bc.ca/parliamentary-business/legislation-debates-proceedings/41st-parliament/3rd-session/bills/progress-of-bills
http://www.osfi-bsif.gc.ca/Eng/fi-if/rg-ro/gdn-ort/gl-ld/Pages/b20_dft.aspx
http://www.osfi-bsif.gc.ca/Eng/fi-if/rg-ro/gdn-ort/gl-ld/Pages/b20_dft.aspx
https://www2.gov.bc.ca/gov/content/taxes/property-taxes/property-transfer-tax/additional-property-transfer-tax
https://www2.gov.bc.ca/gov/content/taxes/property-taxes/speculation-and-vacancy-tax
https://www2.gov.bc.ca/gov/content/taxes/property-taxes/annual-property-tax/school-tax/additional-school-tax-rate
https://www2.gov.bc.ca/gov/content/taxes/property-taxes/property-transfer-tax
https://www2.gov.bc.ca/gov/content/taxes/property-taxes/property-transfer-tax
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residential use is a permitted use. Within 
these areas, local governments can now:

• set different rules in relation to 
restricting the form of tenure of 
housing units for different zones and 
locations within a zone; and

• require that a certain number, 
portion or percentage of housing 
units in a building be rental.

To clarify the objectives of the 
legislation, the bulletin also states that, 

“The intent of these changes is to give 
local governments greater ability to 
preserve and increase the overall supply 
of rental housing in their communities, 
and increase housing choice and 
affordability.” [4]

Residential Rental Tenure Zoning is 
just one of the many planning tools that 
municipalities have in their toolboxes. 
RRTZ alone cannot address some of the 

4 Ministry of Municipal Affairs and 
Housing. Residential Rental Tenure Zoning – 
Bulletin. July 3, 2018.

most critical housing issues facing our 
region today, but if used in conjunction 
with other tools and strategies, RRTZ 
has the potential to support growth 
and facilitate the supply of new rental 
homes.  

Net Change in Apartment Units in CMHC Rental 
Market Survey Universe

Net Change in Apartment Units in Rental Universe 2010-2018

Source: Housing Vancouver
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THE RRTZ TOOL 
A  B R I E F  H I S T O R Y  O F  R R T Z

Residential Rental Tenure Zoning was formally created through the 
passage of Bill 23 – 2018: Local Government Statutes (Residential Rental 
Tenure Zoning) Amendment Act, 2018, in May 2018, however its origins 

began quietly over a decade earlier.
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to enter into phased development 
agreements. These agreements are 
used to obtain special features in a 
development or other amenities (i.e. 
secure rental housing) in exchange for 
long-term certainty for project zoning.

The prospect of zoning for tenure was 
not formally raised again until January 
2018, when the UBCM published A Home 
For Everyone: A Housing Strategy For 
British Columbians, which recommended 
the Province “Provide local governments 
with the legislative authority to create 
zoning for affordable rental housing.” 

When Bill 23 was passed, housing 
providers were supportive of the 
creation of Residential Rental Tenure 
Zoning, in principle, if it was used to 
provide options for increased density. 
The broad nature of the legislation left 
aspects of the implementation up to 
municipalities, with little guidance from 
the Province. Much remained unknown 
about the appropriate use of this 
unprecedented tool or the implications 
for land use. However, some indications 
on its intended use were provided by 
the Minister of Municipal Affairs and 
Housing, Selina Robinson, in her May 
14, 2018 remarks during a debate on the 

legislation. The Minister highlighted a 
core element of the policy which was 
the maintenance of property rights: 
“It just reflects the guiding principle 
that a zoning bylaw that would require 
housing to be rental housing does 
not intrude on the property rights of 
individuals who own property or who 
own and occupy housing in existing 
buildings.” [3] These comments were 
reinforced in a Ministerial briefing note 
issued later the same year, which stated: 
“A guiding principle in drafting the 
amendments was to ensure that there 
was as little intrusion as possible into 
the property rights of individuals. To 
achieve this objective, the amendments 
set out that a rental zoning bylaw 
would not apply to an existing building 
that was stratified…” [4] Aside from 
these comments, little guidance has 
been produced for this tool, which has 
left many questions, and uncertainty, 
surrounding its implementation to date.

3 British Columbia, Official Report of 
Debates of the Legislative Assembly (Hansard), 
41st Parl, 3rd Sess, No 136 (May 14, 2018, 
Afternoon Sitting)

4 Ministry of Municipal Affairs and 
Housing. “Implementing the Authority to Zone 
for Rental Housing.” Briefing Notes for Decision. 
September 17, 2018.

In 2007, the Union of BC 
Municipalities (UBCM) adopted a City 
of Burnaby resolution requesting the 
Province “Amend Section 903 of the 
Local Government Act to authorize local 
governments, if they should choose, to 
enact land use regulations that would 
regulate residential rental tenure 
through zoning and other measures.” [1] 
Burnaby’s brief resolution was intended 
to encourage the development of new 
rental housing, by establishing new 
policies and programs to spur rental 
building. In response to the UBCM 
request, the provincial government 
rejected the proposal on the basis 
that it was too great an intrusion into 
private property rights. At the time, the 
Ministry of Community Services was 
not prepared to consider legislation that 
would limit the tenure of residential land 
without a property owner’s consent. [2]

Instead, the Province amended the 
Local Government Act to allow for 
local governments and property owners 

1 Union of British Columbia 
Municipalities. Minutes of the One Hundred and 
Fourth Annual Convention. September 28, 2007.

2 Ministry of Community Services. 
Provincial Responses to the Resolutions of the 
2007 Union of British Columbia Municipalities 
Convention. March 2008.



MYTHBUSTING - Page 8

MYTHBUSTING 
W H AT  C A N  R R T Z  D O ?

Residential Rental Tenure Zoning represents a new tool that municipalities can 
use to shape their communities. RRTZ restricts the land use of a specific zone or 
part of a zone to rental-only. If it is put in place prior to development, or through 
a local planning process, it clearly communicates the municipality’s intentions to 

have rental housing in a certain location. 
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British Columbia. Due to its limitations 
as a land designation mechanism, there 
are many issues that are better addressed 
through the use of other planning tools.

Residential Rental Tenure Zoning 
alone does not encourage the supply 
of new housing. RRTZ may direct 
where new rental homes will eventually 
be built, however, “On its own, [it] will 
not result in a significant amount of 
new rental housing construction, unless 
combined with sufficient increases in 
density to enable rental projects to 
outcompete existing uses for sites,” 
according to Coriolis Consulting Corp. 
in their 2018 report, Reducing the 
Barrier of High Land Cost: Strategies 
for Facilitating More Affordable Rental 
Housing Construction in Metro Vancouver. 

RRTZ also does not eliminate the 
inherent value of a site’s current use. 
If the property is more valuable to the 
owner in its present state than it would 
be if it were redeveloped under rental 
tenure zoning, then it will likely remain 
in its current condition and not be 
renewed. Unless the redevelopment of a 
property as a new purpose-built rental 
will increase the site’s value beyond 
its current condition, it will remain 
frozen. Additional incentives such as 
density increases, decreased parking 
requirements, reduced fees or property 
taxes, etc. would need to be used in 
conjunction with RRTZ in order to make 
rental viable. 

Residential Rental Tenure Zoning 
does not prevent displacement. RRTZ 
cannot prevent tenants from being 
displaced in cases of redevelopment or if 
a vacant building is required to complete 
major renovations. Especially if the 
building is stratified, each individual 
owner still retains the right to occupy 
the suite, as per the Residential Tenancy 
Act. 

With 50% of rental buildings in Metro 
Vancouver, and a shocking 96% of rental 
buildings in Victoria, constructed almost 
four decades ago, major renovations 
and retrofits requiring that the building 
be vacated will increasingly become 
imperative. Although these investments 
could become more difficult if an 
owner’s leverage is reduced through 
a downzoning, in cases where large-
scale upgrades do occur, RRTZ provides 
no protections for tenants facing 
displacement.

Residential Rental Tenure 
Zoning does not secure affordable 
rents. The determination of levels of 
affordability for rents is beyond the 
scope of this tool. To achieve a desired 
level of affordability, municipalities 
must use other mechanisms to prescribe 
below-market rents, primarily housing 
agreements. These agreements are 
negotiated on a site-by-site basis to 
increase the application efficiency, 
through a density bonus and can 
secure rent levels for a pre-determined 
amount of time. In order to allow for 
the provision of below-market units 
as part of larger projects, substantial 
density must be provided to offset the 
subsidy for these units, however only in 
rare circumstances can this be achieved 
without the addition of strata density. 
Increasing rental options for all incomes 
is one of the main challenges facing 
municipalities today, however it requires 
a different set of tools that RRTZ alone 
cannot provide.     

Residential Rental Tenure Zoning 
cannot prescribe unit mixes. RRTZ 
does not govern the type of units 
created. To address specific community 
needs such as family-oriented, multi-
bedroom homes, or lock-off suites, other 
policies would need to be put in place. 

However, even if it is applied, 
properties current existing uses are 
permitted, and only upon redevelopment 
or the dissolution of a strata corporation 
and sale of the land, does this new rental 
zoning requirement become effective. If 
used in conjunction with other land use 
options, builders choosing to purchase 
and develop or redevelop a site within 
that area, might then proceed directly to 
a development permit application if the 
proposal met RRTZ and other zoning 
requirements. This would reduce the 
overall application period by avoiding a 
rezoning; in some cases, this may allow 
new rental homes to be constructed 
years faster. 

Residential Rental Tenure Zoning is 
also proposed to stipulate the manner in 
which rental units are included in new 
developments. This tool can be used to 
define the number, portion or percentage 
of rental units in a new building by 
restricting their location within a zone. 
The provisions would be included in 
the zoning bylaw, and any development 
applications for the site would need to 
satisfy these requirements.

Finally, Residential Rental Tenure 
Zoning can address the retention of 
existing rental sites. Through the 
application of RRTZ to a site occupied 
by an existing PBR building, it ensures 
that the property will be used for rental 
purposes in perpetuity, or until a land 
use change. Depending on the market 
circumstances and redevelopment 
potential, the site may be redeveloped 
into a new rental property in the future. 
However, there are many limitations 
to this zoning tool, some of which are 
described below.

What RRTZ cannot do

Residential Rental Tenure Zoning is 
not the lone silver bullet to solving the 
housing crisis facing urban centres in 
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IMPLEMENTATION 
CONCERNS 

To date, Residential Rental Tenure Zoning has only been proposed or 
implemented in a small number of municipalities (See Appendix 1) and due to the 

unprecedented nature of the tool, no conclusive evidence is available regarding 
its effectiveness. In this section, we address some of the concerns around the 

implementation of RRTZ in several British Columbia municipalities.
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steadily in recent years, intensified 
in part, by the high costs of home 
ownership forcing renters to remain in 
the rental market years longer. With 
such strong demand, and an estimated 
one million new residents moving to 
the Lower Mainland in the next 30 
years, there are not enough secure 
rental homes to house new and existing 
residents. Many older rental buildings 
are low-density which represents 
an inefficient use of land. If RRTZ is 
applied without a viable strategy for 
redevelopment, these sites will continue 
to support fewer residents than they 
could, in increasingly less healthy and 
safe homes, than if a higher-density 
redevelopment was allowed to proceed. 
The problem becomes particularly acute 
around frequent transit networks, where 
municipalities are losing the ability 
to leverage investments from senior 
levels of government through increased 
density. As mentioned earlier, there 
has been a shortfall of rental units over 
the past decade. The deficit continues 
to widen, especially as municipalities 
seek to preserve aging, unsafe buildings 
rather than incentivize the creation of 
new rental homes. 

While viable options for 
redevelopment unlock the potential 
to create more secured rental homes, 
it’s important that municipalities, 
builders, and communities appropriately 
accommodate residents who may be 
displaced in the process. An area-wide 
approach allowing renters to continue 
to live in their current communities 
that minimizes the disruption they face 
should be considered as part of broader 
rental policy. 

Downzoning

Before the introduction of RRTZ, 
municipalities had limited ability to 
specify the tenure of residential units 
in multi-family residential buildings, 

outside of Housing Agreements and 
Inclusionary Zoning policies. With 
the RRTZ power, local governments 
have increased capacity to restrict the 
tenure to rental, which is less financially 
valuable than strata. This would be 
considered a downzoning, unless the 
lost value from the change in use would 
be offset with a corresponding increase 
density, or other compensation.

The landlord and building community 
is concerned that this brand new, 
unprecedented RRTZ power is already 
being used to downzone residential 
properties in municipalities like New 
Westminster and Burnaby to the 
exclusion of existing town centres or 
neighbourhood plans. This approach 
is also being seriously considered in 
several other municipalities including 
the Cities of Richmond and Victoria. 
Many business groups and rental 
housing providers such as the Richmond 
Chamber of Commerce are opposed to 
RRTZ being utilized to downzone rental 
properties. 

The use of RRTZ to downzone 
property produces several negative 
consequences including necessitating 
the freezing of sites, reducing property 
values, and hindering the owners’ ability 
to make major improvements, repairs, 
or to construct new homes. The building 
owner loses value and financial leverage 
that could have been used to apply for 
financing to build new secured rental 
homes.

Property values are also reduced 
through downzoning - which impacts 
owners of these sites – whether they 
are in the private, non-profit or public 
sectors. Building owners would have 
paid higher prices for these properties 
and therefore been taxed by the Province 
and local governments at the higher 
value.  By arbitrarily reducing the value 
of property, it destabilizes the regulatory 

Preservation 

In the cases where RRTZ has been 
implemented or proposed, municipalities 
have utilized it largely as a tool for the 
preservation of existing rental housing 
stock, however no provisions have been 
made for the ongoing maintenance 
and renewal of buildings. The broadest 
application is the City of Victoria’s 
proposal to apply RRTZ to over 500 
existing rental properties across the 
municipality. As stated in the City’s 
report, Victoria’s rental buildings are 
decades old, including 27% which, were 
constructed prior to WWII. [1] A mass 
application of RRTZ could freeze rental 
buildings in the current condition, 
preventing redevelopment until the land 
market adjusts. This could take decades 
– ultimately slowing down the building 
of new residential rental projects to 
accommodate for new growth. Unless 
paired with a long-term strategy to 
renew and expand rental housing, 
RRTZ could condemn these buildings 
to progressive deterioration as they fall 
further behind contemporary seismic, 
safety and energy efficiency standards, 
putting the residents of these buildings 
at risk over the long term. 

The application of RRTZ to retain 
existing sites also does not address the 
need to increase the number of market 
rental options available. As stated by 
Coriolis Consulting Corp., “Without 
increased supply, there will not be 
enough rental housing to meet projected 
household growth, there will continue 
to be very low vacancy, and there will 
continue to be upward pressure on rent.” 
[2] The demand for PBR homes has grown 

1 City of Victoria. Residential Rental 
Tenure Zoning. Committee of the Whole Report for 
the Meeting of July 4, 2019.

2 Coriolis Consulting Corp., Wollenberg, 
Munro Consulting Inc. Reducing the Barrier of High 
Land Cost: Strategies for Facilitating More Affordable 
Rental Housing Construction in Metro Vancouver. 
Vancouver. Metro Vancouver, March 2019

https://pub-victoria.escribemeetings.com/filestream.ashx?DocumentId=42141
https://pub-victoria.escribemeetings.com/filestream.ashx?DocumentId=42141
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increases that year, including property 
taxes, water and sewer rates. This is in 
addition to the costs associated with 
regular maintenance and upkeep.  

Downzoning a property through 
the application of RRTZ will cause 
building owners to lose some of the 
value accumulated within the building, 
making it more difficult to make the 
investments needed to upgrade and 
maintain buildings. In the absence of a 
robust Additional Rent Increase (ARI) 
mechanism in place to enable capital 
investments in buildings, and no viable 
option to redevelop the building under 
RRTZ, rental operators will struggle to 
meet the standards expected by renters 
and municipalities. It will no longer be 
a financially viable option to own and 
operate rental buildings, potentially 
reducing the number of safe, and secure 
rental homes available, and further 
exacerbating the housing crisis already 
facing British Columbia.

Lack of Consultation 

Meaningful consultation is 
foundational to any successful land use 
change. Without good-faith engagement, 
the application of RRTZ arbitrarily 
removes the agency of land owners, 
without giving adequate opportunity 
to respond with their concerns. In the 
absence of consultation, RRTZ infringes 
on property rights, which is not 
consistent with the intention or spirit 
of the provincial legislation; it creates a 
climate of uncertainty where property 
owners lack confidence about the future 
of their homes and investments, and 
builders no longer have confidence in 
their ability to create new housing. 

These fundamental elements of 
proper engagement have been lacking in 
some early RRTZ implementation. This 
has become evident through the process 
by which the City of New Westminster 
has opted to apply RRTZ within its 
municipality.

framework and discourages future 
investment in residential buildings. 
Financial institutions are wary of 
providing loans for housing projects if 
municipal zoning bylaws are not reliable 
because of RRTZ downzonings. This will 
eventually lead to difficulties for builders 
when negotiating prices for residential 
development sites, because the trust in 
zoning would be compromised. 

It is this type of policy conundrum, 
the further capping of rent increases, 
coupled with the application of RRTZ 
which, is discouraging institutional 
and private investors from building the 
rental units we need. Rental projects 
have decades-long return-on-investment 
timelines and often involve significant 
upfront capital investments because it 
takes a significant amount of time for 
landlords and builders to pay off their 
debts and earn back their investments. 
They have to trust that the regulatory 
framework is and will be stable for 
many years. Because of the current 
regulatory hurdles facing the PBR 
sector, BC builders are investing in other 
asset classes and other jurisdictions. 
Many also continue to construct rental 
buildings, but these homes are getting 
built in other provinces and in the 
United States. 

Without a new supply of rental 
homes in British Columbia, existing 
purpose-built rental buildings will 
become the only secure option available 
to renters. However, for rental operators, 
maintaining these aging rental buildings 
has recently become more difficult 
with the changes to the RTA limiting 
the annual allowable rent increase to 
CPI-only. Previously, an additional 
2% increase above CPI was permitted, 
however, now landlords face steadily 
increasing operating costs and a reduced 
income stream. In New Westminster, 
where RRTZ was applied to six strata 
properties operated as rentals in early 
2019, landlords faced multiple cost 



CASE STUDY 
N E W  W E S T M I N S T E R

On January 14, 2019, City of New Westminster Council gave first and second 
reading of Zoning Amendment Bylaw No. 8078, with the purpose of rezoning 

six privately owned stratified buildings operated as long-term rentals and twelve 
unoccupied City-owned properties, to restrict occupancy of these residential 

properties to rental tenure only. By restricting the possible uses for these 
properties, it reduced their value, amounting to a downzoning.
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This accelerated process illustrates 
the lack of meaningful opportunities 
to engage with the impacted residents, 
building owners, local stakeholders and 
the broader community. In response to 
the hasty implementation, the property 
owners were forced to challenge Bylaw 
No. 8078 in BC Supreme Court, in 
part due to the erroneous information 
contained within the City-provided 
Public Hearing documents. The 
City later conceded the inaccuracy 
of some information related to the 
Public Hearing and presented Zoning 
Amendment Bylaw No. 8123, 2019 on 
May 7, 2019. As stated in a May 7, 2019 
Press Release from the City, “The new 
zoning bylaw amendments will more 
clearly achieve the intent of Bylaw No. 
8078 and, through further notification 
procedures and a further public hearing, 
provide an opportunity to address 
incorrect information that was circulated 
by the City regarding the authority to 
restrict the sale of stratified residential 
units.” On May 27, 2019 the Council 
considered the amended bylaw and 

faced with broader concerns regarding 
their implementation of RRTZ, voted to 
approve Bylaw No. 8123. 

The property owners’ challenge 
continued with court proceedings in 
August 2019, and the judge’s ruling is 
still outstanding. If the application of 
RRTZ remains as currently implemented, 
it could establish a dangerous precedent 
for current and prospective property 
owners, particularly those who choose to 
rent out a strata lot. These owners would 
potentially find themselves in a position 
where a municipal Council could utilize 
RRTZ to dictate a private property 
owner’s ability to sell their own home 
without consultation by restricting the 
tenure of stratified buildings, or broader 
sections of a community.  Depending 
on the outcome of the judge’s decision, 
it will either confirm a clear policy 
implementation failure, or create a 
precedent that could destabilize rights 
for property owners in the municipality 
and beyond.

Records show that New Westminster 
staff began developing this policy as 
far back as September 7, 2018, and 
the individual property owners were 
identified by city staff early on in this 
process. However, despite at least four 
months of due diligence developing the 
rental tenure zoning proposal and with 
direct knowledge of who the impacted 
landowners were, the City chose not to 
commence the notification process for 
landowners until the day after the bylaw 
amendment received first and second 
reading. This timing is in stark contrast 
to the multi-year public engagement 
and consultation process undertaken by 
proponents to successfully navigate a 
typical rezoning process. 

However, despite widespread public 
and industry voiced-concern, New 
Westminster City Council proceeded 
with the Public Hearing and approved 
the rezoning on January 28, 2019, less 
than two weeks after the notification 
process began. 
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USING RRTZ TO 
ENCOURAGE DIVERSE 

HOUSING OPTIONS 
While there are many challenges with this zoning tool, if used differently, RRTZ could 

become a mechanism to support robust new regional growth and significant expansion of 
rental housing. In this section, we provide examples of different avenues for RRTZ to be 

used to support rental development.
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Major Arterials/Area Plans 

In their 2018 report, A Home For 
Everyone: A Housing Strategy for British 
Columbians, UBCM advocated for rental 
tenure zoning because it could help “… 
facilitate rental development in transit 
priority areas in advance of major 
transit capital projects ...” This could be a 
positive and appropriate use of the RRTZ 
power. This zoning could be utilized 
within Area Plans around transit stations 
or along arterial roads where there are 
Frequent Transit Networks, RapidBus 
and B-line or higher order levels of 
transit service, if paired in conjunction 
with density increases.

Local governments could signal that 
the RRTZ power could be utilized in an 
upcoming Area Plan to support a transit 
project – before higher land values are 
established. This provides investment 
certainty for builders and as such, 
would help make rental housing more 
feasible. However, local governments 
would still need to increase the density 
of projects enough so that the value 
of redevelopment is greater than the 
existing land uses. Coriolis Consulting 
Corp. describes this concept aptly in 
their report Reducing the Barrier of High 
Land Cost: Strategies for Facilitating 
More Affordable Rental Housing 
Construction in Metro Vancouver (see 
section 3.3). 

If RRTZ were applied through an area 
planning process, it could also be paired 
with a density bank, or similar system, 
that would allow builders to shift the 
location of rental units. This would 
allow for the construction of dedicated 
rental buildings rather than requiring a 
mix of tenures within the same physical 
structure. Mixing tenures is inefficient 
for the building operator and presents 
management challenges if units are not 
in close proximity. Using the City of 
Vancouver’s Heritage Density bank as 
a model, rental density could be shifted 
and shared within a geographical area 
(eg. an area plan) to reduce the barriers 
to rental construction and secure more 
rental homes.

Single-Family Home Areas 

To date, local governments have 
largely avoided increasing the density of 
single-family home areas. Given that 80% 
of Metro Vancouver’s residential land is 
limited to single-family housing, local 
governments need to consider allowing 
growth in these areas. This is critical 
given our affordable housing crisis and 
limited land resources. Although the 
RRTZ legislation stipulates that it must 
be used in an existing multi-family 
property, municipalities should consider 
a phased-approach that would allow 
single-family home areas to first be 
upzoned to multi-family where RRTZ 

could be applied.

Growth should also occur beyond 
the obvious areas, such as sites 
adjacent to rapid transit stations. This 
is especially important for market 
rental housing. According to Coriolis 
Consulting Corp., the cost to build 
wood-frame buildings is $80 less per 
square foot than concrete construction, 
so it is more viable and affordable. To 
further reduce costs, the four to six 
storey wood-frame apartments can be 
located in the shoulder areas that are 
a 5-10 minute walk away from transit 
stations, or near TransLink’s Frequent 
Transit Network and RapidBus/B-line 
service corridors. Many of these ideal 
candidate areas are currently single-
family home neighbourhoods. The City 
of Vancouver explored this approach 
with its Affordable Housing Choices 
Interim Rezoning Policy for sites within 
100 metres of an arterial road (being 
in the City of Vancouver this means 
there would be good access to transit). 
Builders were allowed to build up to 
six-storey PBRs buildings.  CitySpaces, 
in their recent review of the Vancouver’s 
rental incentive programs, recommended 
that the City further expand rental 
housing options in single-family areas, 
as “Enabling rental housing development 
to be created in all neighbourhoods 
and in different parts of the city 
would address the lack of choice and 
availability.” [1]

The Creation and 
Expansion of Mixed-Use 
and Commercial Areas 

As municipalities shape underutilized 
areas into diverse and vibrant 
communities, a mix of uses becomes 
increasingly relevant in land constrained 

1 City of Vancouver. Review of 
Vancouver’s Rental Incentive Programs. Vancouver. 
City of Vancouver, July 24, 2019.

http://www.metrovancouver.org/services/regional-planning/PlanningPublications/ReducingBarrierHighLandCost.pdf
http://www.metrovancouver.org/services/regional-planning/PlanningPublications/ReducingBarrierHighLandCost.pdf
http://www.metrovancouver.org/services/regional-planning/PlanningPublications/ReducingBarrierHighLandCost.pdf
http://www.metrovancouver.org/services/regional-planning/PlanningPublications/ReducingBarrierHighLandCost.pdf
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markets, such as Metro Vancouver and 
the Capital Region, and particularly 
around transit. Transit-Oriented 
Development gained popularity over 
the past decade and urban centres 
have seen the growth of new transit 
nodes, particularly in Metro Vancouver 
along the region’s SkyTrain network 
where residents can live, work, and 
play, in a walk-able area. [2] In some 
employment zones where there are 
commercial and office spaces located 
around transit, residential could be 
added to complement the community, 
creating thousands of new homes. 
These areas will then be more 
attractive to prospective employees 
relocating to Vancouver. PBR could be 
integrated into these transit-oriented 
developments through the use of 
RRTZ on the areas adjacent, or above 
non-residential construction. For 
example, in Vancouver’s False Creek 
Flats area, light industrial warehouse 

2 Avison Young. Future Forward: The 
Rise of Urban Enclaves in metro Vancouver. Avison 
Young, Spring 2019.

developments could be paired with 
residential rental, which would provide 
new opportunities for tenants to live 
and work within a localized area. This 
part of Vancouver will soon be served 
by the new Broadway subway line as 
it extends to Emily Carr University, 
Arbutus and beyond. A mix of uses will 
also make these areas attractive to large 
commercial tenants, such as technology 
or distribution companies, bringing 
with them many new jobs and economic 
opportunities.

Intensification of 
Existing Sites and New 
Developments 

Due to the limited availability of new 
land for development in urban centres, 
infill developments, redevelopments 
and site intensifications will become 
more common and indeed essential. In 
order to provide more rental homes, 
without displacing existing tenants, 

municipalities could use RRTZ to 
designate a portion of the density 
for rental-only, allowing a builder to 
construct an additional building on 
the site which would be secured PBR 
housing. Since many older multi-family 
residential sites have low densities 
with large open spaces, there may be 
many opportunities for this type of 
intensification.  For example, building on 
top of an existing above-ground parking 
lot.

Another option to intensify existing 
sites, could be implemented at the 
development application stage, by 
allowing builders to increase the height 
of a proposed residential building if 
those additional floors were secured 
as rental. This would not be subject to 
density bonus costs, but instead would 
represent free density which would 
mitigate the impact on the project, 
similar to opportunities provided under 
the City of Burnaby’s Rental use Zoning 
Policy and Initial Implementation 

https://www.burnaby.ca/Assets/Rental+Use+Zoning+backgrounder.pdf
https://www.burnaby.ca/Assets/Rental+Use+Zoning+backgrounder.pdf
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REDEVELOPMENT 
SCENARIOS

B A C K G R O U N D  A N D  M E T H O D O L O G Y 

To supplement the examples above, we have engaged experienced builders and 
market experts to create sample budgets or pro formas to illustrate the impact that 
Residential Rental Tenure Zoning policy could have on a community. This analysis 

examines several locations throughout Metro Vancouver and the Capital Region 
to highlight, the varying amounts of density required to unlock sites from their 

current use and make rental redevelopment viable today.
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carries an element of risk that cannot be 
easily quantified through this analysis. 
Furthermore, pro forma inputs are 
highly sensitive to market conditions 
and other external factors, including the 
availability of construction materials 
and labour, policy changes at all levels 
of government and financing costs. 
Even small changes in hard costs, by the 
magnitude of $25 per buildable square 
foot could substantially alter the density 
required.  It is essential to appreciate 
that the changing nature of project costs 
means that what could be realistic today, 
may not be achievable within the same 
year.   

One of the key determinants 
of viability is the cost to assemble 
sites. In this analysis we have used 
the local assessed values, with an 
additional premium to reflect the 
costs of purchasing and assembly, 
what in some cases are single-family 
homes. By applying an additional 30% 
to the assessed value of properties, 
this conservative approach better 

approximates the actual costs associated 
with assembling land, because the 
assessments are based upon a single-
family use (ie. it does not account for 
the upzoned potential of the land). 
Ultimately, builders must still decide to 
proceed with a development application 
and this calculation will be different for 
each individual proponent based on their 
existing portfolios and development 
objectives. 

It should also be noted that the 
scenarios included in this section do not 
incorporate government incentives or 
assistance programs. Due to inconsistent 
applicability of these incentives across 
all of the examples provided, they 
were not included to allow better 
comparability across locations. It should 
be clear that these scenarios would not 
be viable if rents we not set at market 
rates. Summary pro formas are included 
in Appendix 2 for reference as they 
relate to each of the cases described 
below.

These scenarios use land value, 
revenue and costs as inputs; the floor 
space ratio (FSR) was manipulated to 
arrive at an output in the 12.5% - 15% 
profit on cost range. This profit range 
would be considered the determinant of 
viability for a market rental project in 
the current market, and if these levels 
of profit were not attainable, the project 
would likely not proceed. It is important 
to note that this analysis is not intended 
to identify specific locations where 
rental redevelopment could occur, rather 
to compare different types of locations 
and the magnitude of the density 
required by the application of RRTZ to 
see positive change. 

There are several considerations 
with this type of analysis as it relates to 
the sensitivity of the variables. These 
pro formas are structured to illustrate 
a minimum density value required to 
make rental use viable on the site. This 
does not guarantee that redevelopment 
will occur if the density requirements 
are met. Each individual transaction 
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Land Assembly adjacent to a SkyTrain Station: Scenarios 1 and 2

In East Vancouver, 18-20 storeys 
would be required to redevelop a site 
providing 400 new market rental homes. 
In the case of Burnaby, 24-27 storeys 
would be needed to unlock the site and 
build 520 new rentals units. Densities 
in excess of 9 FSR would need to be 
permitted to allow these types of sites to 
be converted from their existing uses to 
rental.

Around rapid transit, development 
costs are driven up by the concrete 

built form required to support taller 
buildings. This significant change in 
height and density would accommodate 
many more new homes and leverage 
the adjacent transit network to support 
the new developments. However, high 
development costs could be prohibitive if 
insufficient density is allowed.

In cases where rental is desired next 
to rapid transit, Residential Rental 
Tenure Zoning could be applied to sites 
already zoned for residential multi-
family. In the examples explored, these 
sites were currently occupied by single-
family homes, and had not yet been 
redeveloped. In each scenario, multiple 
single family home lots were assumed to 
be converted into concrete purpose-built 
rental buildings in areas surrounding 
existing SkyTrain stations. 

BEFORE

AFTER
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Land Assembly on a Major Arterial: Scenarios 3 and 4

potential redevelopment of several single 
family lots into 4-6 storey wood frame 
rental buildings. Each scenario would 
yield a mid-rise building with under 150 
units, and assumes a larger average units 
size of 800 ft2. These buildings would be 
exclusively used for residential rental 
purposes with no commercial space 
envisioned at grade.

Both of the scenarios show that 
this location type could be a better 
option for rental if the height required 

does not exceed that which could be 
supported by wood frame construction. 
If builders are able to use this lower 
cost material it contributes to overall 
project viability by reducing hard costs 
compared to concrete construction. Due 
to the potentially improved viability of 
rental redevelopment along arterials, or 
as part of Area Plans on the shoulder 
areas of rapid transit lines, these types 
of locations should be considered as 
options to encourage rental supply.

Shoulder areas or sites on major 
arterials, provide another option for 
the creation of rental homes. These 
areas include locations between 800m 
and 1000m from rapid transit lines, or 
along frequent transit networks, where 
lower densities would be required to 
unlock sites for rental. Two examples 
are provided, one in Vancouver and the 
other in Victoria. Each requires less than 
half of the FSR needed in the previous 
SkyTrain-oriented scenarios. Centrally 
located, arterial sites illustrate the 

BEFORE

AFTER
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Mixed-use Rental above new Commercial Construction: Scenario 5

square foot than the other scenarios, 
largely based on a central location and 
comparatively high construction costs 
due to the concrete built form. To make 
rental a viable option in this scenario, 
a minimum of 6-8 residential storeys 
above the commercial component, would 
be needed. 

The land costs in this scenario are 
comparatively higher than some of the 
other location types, due to the existing 

land improvements (commercial). 
Despite higher costs, rental could still be 
built if enough density was permitted. 
In cases where municipalities want to 
target this type of mixed-use rental 
growth, significant incentives would 
remove some of the cost barriers and 
improve viability. Successful mixed-use 
projects add vibrancy to communities 
and could be a good option for rental 
redevelopment on a smaller scale.

This case study examines the 
possibility of locating new rental 
homes above commercial construction 
to create a mixed-use building. RRTZ 
could be applied as an option above a 
commercial use to increase the value of 
the property. In this case, a moderate 
amount of additional density would be 
required to facilitate the development 
of 165 rental homes at a mid-town 
Vancouver property. The assumption is 
that rents charged would be higher per 

BEFORE

AFTER
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Existing Commercial or Low-rise Redevelopment: Scenario 6

construction and a significant increase in 
the number of units in order to facilitate 
rental. A minimum density of 7.7 FSR 
would be required to support the almost 
200 new rental units needed to make 
the redevelopment viable, otherwise 
it would not be a good candidate for 
redevelopment and would likely remain 
frozen in its current state.

This example highlights the 
significant density increases required to 

unlock existing multi-family sites and 
support redevelopment. If these densities 
are not already included in existing 
Area Plans, like Metrotown, they could 
be updated to support future growth, 
particularly in areas well-served by 
transit.

In their 2019 study, Reducing the 
Barrier of High Land Cost: Strategies 
for Facilitating More Affordable Rental 
Housing Construction in Metro Vancouver, 
Coriolis Consulting Corp. demonstrates 
how an older, low-density multi-family 
residential building could be redeveloped 
as a new purpose-built rental property 
through increases in density. This 
example from Metrotown in Burnaby 
illustrates that the value of the 
underlying use would require concrete 

BEFORE

AFTER
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CONCLUSION 
Residential Rental Tenure Zoning is an unprecedented tool that was provided 

by the Province with little guidance for implementation. RRTZ began with 
a brief 2007 UBCM resolution and was initially dismissed because of its 

potential to negatively impact property rights. With its enactment in 2018, 
RRTZ remained categorically untested and lacking in both research and 

consultation to support such a broad zoning power – a move that has led to 
grave concerns around its implementation.
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these locations prior to land assemblies. 
RRTZ could also be used to create 
new opportunities for single-family 
neighbourhoods to grow and welcome 
future residents through upzoning for 
rental. In a region where land is scarce, 
intensifying existing sites and combining 
secured rental with other uses provides 
new opportunities for vibrant mixed-use 
communities.

The creation of a tool to better 
direct the construction of new 
rental housing options was initially 
supported. However, thoughtful 
consideration and study needs to be 
given to this unprecedented tool prior 
to making any long-term decisions. 
Builders, communities and all levels 
of government alike want to see more 

housing options for British Columbians. 
The existing supply of rental units does 
not adequately serve today’s population 
– or that of tomorrow. Residential 
Rental Tenure Zoning alone cannot 
solve this rental crisis. It is imperative 
that industry, governments and the 
public collectively develop a thoughtful 
and long-term strategic approach to 
building the types of homes our rapidly 
growing province requires. This includes 
addressing the impending issue of what 
to do with existing aging rental stock 
while also planning for new growth. 
We encourage all levels of government 
to reduce the barriers facing rental 
builders, by creating flexible policy that 
is adaptable to the changing housing 
market, and to support more housing 
options for British Columbians. 

In many municipalities, builders and 
landowners are worried that without 
a viable path to redevelopment, the 
application of RRTZ will cause sites 
to remain frozen and underutilized in 
the face of a housing crisis. Equally 
concerning is the lack of consultation 
that has been provided in some cases, 
where municipalities have opted 
to reduce property values through 
downzoning. 

Despite these concerns, RRTZ has 
the potential to positively impact rental 
development by supporting growth and 
facilitating the supply of new rental 
homes. Through Area Plans and along 
major arterials or transit corridors, RRTZ 
could direct future growth by clearly 
signaling a municipality’s intentions for 
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RECOMMENDATIONS 

For Municipalities

For the Provincial Government

Annually monitor the results of 
RRTZ implementation and provide 
further direction, where needed, to 
support the objective of increasing 
the amount of rental homes for 
British Columbians.

Do not downzone properties. This 
will restrict landowners’ options for 
renewal and reduce their ability to 
secure financing for major repairs 
and upgrades, or invest in new 
rental buildings and destabilizes the 
rental market.

Provide early and appropriate 
consultation with builders, ensuring 
that the engagement reflects the 
rezoning process undertaken by 
proponents. 

Develop a guidance document, 
through consultation with 
stakeholders, for municipalities 
that provides clear direction on the 
intended use of this unprecedented 
and untested measure.

Only apply this zoning designation 
coupled with density increases 
in order to incentivize new 
construction. Other incentives may 
still be required to make projects 
viable, such as reduced parking 
minimums and fee reductions.

When applying zoning, provide 
flexibility for builders, for example 
allowing either a smaller strata 
building or a larger rental building.

1

1

3

2

2

4
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APPENDIX 1
C U R R E N T  M U N I C I PA L  A P P R O A C H E S  T O 

R E S I D E N T I A L  R E N TA L  T E N U R E  Z O N I N G  ( A S 
O F  S E P T E M B E R  2 0 1 9 ) 

Municipality Approach Details

City of Burnaby
Rental Use Zoning Policy 
and Initial Implementation 
Framework (May, 2019)

• Following a moratorium on rental development 
beginning in September 2018, Council approved the 
use of RRTZ in conjunction with rental replacement 
and inclusionary policies. 

• The 3-stream approach requires all developments to:

1. Replace existing rental units at the great of 1:1 
or 20% of the new unit total and rents will be 
set at 20% CMHC averages for their respective 
geographic zone. 

2. Any new developments should include 20% of 
the unit totals as rental with rents tied to RTA 
maximum allowable increases in perpetuity.

3. Any mixed-use sites can convert up to 49% of the 
total floor area to market rental with no conditions 
after the previous two requirements are met.

City of 
Richmond

Proposed Bylaw 
Amendment 10014 (April, 
2019)

• Staff prepared a proposal to zone 60 sites rental tenure 
and to pursue further work regarding a broader 
application of the zoning.

• The proposal was referred back to staff for further 
research and consultation.

City of New 
Wesminster

Zoning Bylaw Amendment 
No. 8078, 2019 (May 2019)

• Council approved the application of RRTZ to six sites 
occupied by existing stratified rental buildings and 12 
city-owned properties.

• The Zoning Bylaw contains RRTZ definitions 
and restricts the use of 18 sites to rental-only in 
perpetuity.
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Municipality Approach Details

City of Port 
Moody

Zoning Bylaw Amendments 
by Rezoning Applications 
(February 2019)

• Staff prepared a report regarding the application of 
RRTZ to four sites in comprehensive development 
zones. The RRTZ would have restricted use to these 
sites at the same density as previously considered.

• Two properties contained existing developments, and 
two were development sites with rental units secured 
through housing agreements.

• Following consultation with landowners, Council 
decided not to pursue RRTZ on these sites due to 
increased financial liability, which would jeopardize 
the development applications. 

District of 
Squamish

OCP Zoning Bylaw 
Amendment (September, 
2019)

• Council approved the application of RRTZ to 12 
properties in the District.

• The density allowed on RRTZ sites was increased.

• A 1-1 rental replacement policy was applied with 
the RRTZ to require that the number of rental 
units on a property remain the same or increase at 
redevelopment.

City of 
Vancouver

Emergency Interim Zoning 
Policy for Broadway 
Corridor to UBC (February, 
2019)

• A motion was proposed to explore the use of 
RRTZ along the Broadway Corridor as part of the 
transportation planning process for the Broadway 
SkyTrain extension.

• This motion was referred to staff.

City of Victoria Residential Rental Tenure 
Zoning Report (June, 2019)

• Council deferred a proposal to proceed with mass 
rezonings of 500 existing sites as rental tenure.

• A report back to Council with options to protect 
rental buildings is expected in late 2019.

Town of 
Ladysmith

Zoning Bylaw Amendments 
by Rezoning Applications 
(March, 2019)

• RRTZ was adopted for a single privately-owned site 
in conjunction with a Housing Agreement to secure 
the provision of rental housing. 
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APPENDIX 2
S C E N A R I O  1 :  L A N D  A S S E M B LY  AT  E A S T 

VA N C O U V E R  S K Y T R A I N  S TAT I O N

Assumptions Base Case 6 Single-Family Lots

Revenue

Existing Use Land $ Total 
(incl fees)

$11,322,035

Site area (SF) 24,960

Existing FSR 0.7

Existing FSR SF 17,472

Rental Scenario Concrete high rise

Avg suite SF 700

# suites 400

Rent/SF $3.25

NOI $8,457,557

Cap Rate 4.0%

Value $211,438,920

Price/Unit $528,597

Value / RA Rental $755

Costs

Hard Costs (inc. cont) $132,065,294

HC/SF $401

Government Fees (excl. 
GST)

$9,752,592

GST Federal $9,514,751

Soft Costs $17,169,685

Soft Costs as % of Hard 
Costs

28%

Financing $7,186,050

Total Costs $187,010,407

Allowance for Developer 
Profit (est. 15%)

13.06%

Development Yield (%) 4.52%

Required Rental FSR 13.20

*Please refer to the methodology and assumptions described on page 19 of the report.



APPENDIX 2 - Page 29

S C E N A R I O  2 :  L A N D  A S S E M B LY  C E N T R A L 
B U R N A B Y  N O R T H  S K Y T R A I N  S TAT I O N

Assumptions Base Case 6 Single-Family Lots

Revenue

Existing Use Land $ Total 
(incl fees)

$15,888,087

Site area (SF) 50,813

Existing FSR 0.5

Existing FSR SF 25,407

Rental Scenario Concrete multi-tower high rise

Avg suite SF 750

# suites 520

Rent/SF $3.10

NOI $11,361,496

Cap Rate 4.0%

Value $284,037,390

Price/Unit $546,226

Value / RA Rental $728

Costs

Hard Costs (inc. cont) $181,291,765

HC/SF $395

Government Fees (excl. 
GST)

$5,892,267

GST Federal $12,781,683

Soft Costs $24,406,168

Total Soft Costs as % of 
Hard Costs

24%

Financing $9,704,758

Total Costs $249,964,727

Allowance for Developer 
Profit (est. 15%)

13.63%

Development Yield (%) 4.55%

Required Rental FSR 9.03
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S C E N A R I O  3 :  L A N D  A S S E M B LY  VA N C O U V E R 
A R T E R I A L

Assumptions Base Case 4 Single-Family Lots

Revenue

Existing Use Land $ Total 
(incl fees)

$17,176,582

Site area (SF) 40,600

Existing FSR 0.6

Existing FSR SF 24,360

Rental Scenario 4-6 storey wood frame

Avg suite SF 800

# suites 123

Rent/SF $3.50

NOI $3,162,981

Cap Rate 3.9%

Value $81,102,086

Price/Unit $662,058

Value / RA Rental $828

Costs

Hard Costs (inc. cont) $36,632,647

HC/SF $318

Government Fees (excl. 
GST)

$3,604,497

GST Federal $3,649,594

Soft Costs $5,857,699

Soft Costs as % of Hard 
Costs

36%

Financing $3,685,470

Total Costs $70,606,489

Allowance for Developer 
Profit (est. 15%)

14.86%

Development Yield 4.48%

Required Rental FSR 2.84
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S C E N A R I O  4 :  L A N D  A S S E M B LY  V I C T O R I A 
A R T E R I A L

Assumptions Base Case 4 Single-Family Lots

Revenue

Existing Use Land $ Total 
(incl fees)

$6,166,378

Site area (SF) 26,400

Existing FSR 1.2

Existing FSR SF 31,680

Rental Scenario 4-6 storey wood frame

Avg suite SF 800

# suites 114

Rent/SF $3.00

NOI $2,178,012

Cap Rate 4.0%

Value $54,450,310

Price/Unit $479,588

Value / RA Rental $685

Costs

Hard Costs (inc. cont) $31,293,250

HC/SF $335

Government Fees (excl. 
GST)

$1,193,250

GST Federal $2,450,264

Soft Costs $4,621,057

Soft Costs as % of Hard 
Costs

26%

Financing $2,000,751

Total Costs $47,724,921

Allowance for Developer 
Profit (est. 15%)

14.09%

Development Yield (%) 4.56%

Required Rental FSR 3.54
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S C E N A R I O  5 :  R E N TA L  A B O V E  N E W 
C O M M E R C I A L  C O N S T R U C T I O N

Assumptions Base Case 4 Single-Family Lots

Revenue 
(residential only)

Existing Use Land $ Total 
(incl fees)

$18,683,936

Site area (SF) 18,165

Existing FSR 3.0

Existing FSR SF 54,495

Rental Scenario Concrete rental above commercial 

Avg suite SF 700

# suites 165

Rent/SF $3.78

NOI $4,051,495

Cap Rate 4.0%

Value $101,287,385

Price/Unit $612,251

Value / RA Rental $874

Costs 
(res/comm)

Hard Costs (inc. cont) $77,982,345

HC/SF $408

Government Fees (excl. 
GST)

$6,201,725

GST Federal (rental only) $4,557,932

Soft Costs $13,554,479

Total Soft Costs as % of 
Hard Costs

31%

Financing $5,772,675

Total Costs $126,753,092

Allowance for Developer 
Profit (est. 15%)

15.08%

Development Yield (%) 4.60%

Required Rental FSR 7.50

Commercial Density 3.0

Total Density 10.50
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S C E N A R I O  6 :  E X I S T I N G  C O M M E R C I A L  O R 
L O W - R I S E  R E D E V E L O P M E N T

For complete financial analysis please refer to Reducing the Barrier 
of High Land Cost: Strategies for Facilitating More Affordable Rental 

Housing Construction in Metro Vancouver.

http://www.metrovancouver.org/services/regional-planning/PlanningPublications/ReducingBarrierHighLandCost.pdf
http://www.metrovancouver.org/services/regional-planning/PlanningPublications/ReducingBarrierHighLandCost.pdf
http://www.metrovancouver.org/services/regional-planning/PlanningPublications/ReducingBarrierHighLandCost.pdf
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