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Property Assessment & Taxation Framework 

BC 
Assessment 

City 
Council 

Other Taxing 
Authorities 

Market 
Dynamics 

Land 
Use 

Policies 

BC Assessment determines: 
• property value based on 

zoning & market activities 
• property class based on 

actual use 

City Council determines: 
• land use policies (zoning, density, etc.) 
• total tax levy & residential/business tax share 
• tax rate for each property class 
• tax relief programs 
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Property Assessment & Taxation Framework 

Property value increases do NOT increase property taxes that the 
City receives 

 

• City does not get more tax revenues; tax rates are adjusted down 
to collect Council-approved levy 
 

• properties with increases higher than average will experience an 
increase higher than Council-approved % tax increase 
 

• properties with increases lower than average will experience an 
increase lower than Council-approved % tax increase; some may 
even get a tax reduction 
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Impact of Assessment Changes on Property Taxes 

If a property’s value increase > class average increase  higher tax increase 
If a property’s value increase < class average increase  lower tax increase 

Year 2 

Total Property Value $3.3M (+10%) 
Total Tax Levy $6,000 (flat) 

Tax Rate $1.82 per $1,000 (-9.1%) 

Property Value $1.1M (+10%) 
Tax Bill $2,000 (flat) 

Property Value $1M (flat) 
Tax Bill $1,818 (-9.1%) 

Property Value $1.2M (+20%) 
Tax Bill $2,182 (+9.1%) 

Year 1 

Total Property Value $3M 
Total Tax Levy $6,000 

Tax Rate $2 per $1,000 

Property Value $1M 
Tax Bill $2,000 

Property Value $1M 
Tax Bill $2,000 

Property Value $1M 
Tax Bill $2,000 
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Differential Property Value Increases Results 
in Differential Property Tax Impact 

2017 avg tax increase % 
doesn’t look right…we’re 
@ 3.9% Pending 
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Informing the Public 

A video at vancouver.ca/property-tax illustrates the relationship between 
assessment changes and property taxes 

 
Q4 2016 – BCA mailed notifications to property owners with significant 
assessment increases in 2017 (>15% higher than class average increase) 
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Provincial & CoV Property Tax Relief Programs 

Residential Non-residential 

Provincial Programs 

1. Assessment Act s19(8) 
   (long-term owner/occupier adjustment) 

N/A 

2. Home Owner Grant N/A 

3. Property Tax Deferment N/A 

City of Vancouver Program 

Targeted Land Assessment Averaging for “hot” properties 
(currently 3-yr; transition to 5-yr in 2019) 

Targeted averaging provides short-term, multi-year relief to property owners and tenants 
to enable market adjustments and/or lease renegotiations. Taken together, these 
measures have addressed major property tax increases for residents and businesses. 
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What is a “Hot” Property? 

Property Tax Policy Review Commission’s definition (2014) 
 

A property that experiences an unanticipated, year-over-year 
increase in total net assessed value, before land averaging is 
applied, which exceeds the average assessment increase for 

the same property class by more than 10% 
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Where are the “Hot” Residential Properties? 
(2017: ~19,500 (10.3%) | 2016: 15,800 | 2015: 9,900) 
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Provincial Property Tax Relief Programs 
Residential #1 - Assessment Act s19(8) 

Intent: 
Protect long-term home 
owners whose assessed 
values would rise due to 
zoning changes 
 
How: 
Land is assessed based on 
current zoning, not 
anticipated redevelopment 
potential 
 
Eligibility: 
Owner/occupier @ 
principal residence >10 yrs 
 
# of Properties: 
2017 – 423 
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Provincial Property Tax Relief Programs 
Residential #2 - Home Owner Grant (“HOG”) 

Intent: 
Provincial grant to offset 
taxes to protect lower 
value homes & seniors  
 
How: 
Up to $570 grant for lower 
value homes; additional 
$275 grant to seniors 
 
Eligibility: 
Owner/occupier @ principal 
residence valued up to 
$1.6M (reduced to zero @ 
$1.714M) 
 
# of Claims: 
2016 – 81,000 
2017 applications pending 
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Provincial Property Tax Relief Programs 
Residential #2 - Home Owner Grant (“HOG”) (Continued) 

Due to the 
disproportionate 
increase in property 
values in Vancouver 
(relative to the rest of 
BC), the number of 
properties not eligible 
for HOG has been 
increasing over time.   
That said, the increase 
in HOG threshold in 
2017 increases eligible 
properties from 59% 
(109K) to 61% (114K) of 
residential properties in 
Vancouver 
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Provincial Property Tax Relief Programs 
Residential #3 – Property Tax Deferment 

Intent: 
Tax deferral for seniors & 
families with children; taxes 
& low rate interest paid 
upon sale of property 
 
How: 
Charge against the property 
on equity released resulting 
from sale 
 
Eligibility: 
Owner/occupier 
- >55 yrs old, or 
- with children <18 yrs old 
 
# of Properties: 
2016 – 5,700 
2017 applications in progress 



• Targeted 
i) “hot” properties only 
ii) unanticipated increases only, not owner-induced increases (rezoning, 
improvement upgrades) 

• Tailored mitigation to intensity of volatility 
• Time-limited to allow tenants time to react (renegotiate, relocate) 

 

• Easy to understand 
• Straightforward to administer 
• Minimize unintended consequences 
• Maintain market assessment as much as possible 
• Not to unduly defer redevelopment to highest & best use 
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CoV Property Tax Relief Program 
Residential - Targeted Land Assessment Averaging 
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CoV Property Tax Relief Program 
Residential - Targeted Land Assessment Averaging (Continued)  

• Targeted averaging is only applicable to eligible “hot” 
properties (~10%), leaving most properties untouched 
– 2017 threshold: ~36% average property value increase + 10% = ~46%  

 
• “Non-hot” properties (~90%) will pay higher tax to compensate 

for the tax relief for “hot” properties 
 

• For eligible “hot” properties, targeted averaging should reduce 
their values for property tax calculation; under limited 
circumstance where averaging would increase their values, 
property tax will be calculated based on the assessed values 
provided by BC Assessment 
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Targeted Averaging – Residential Properties 
Threshold: Property Value Increase >~46% 
        Property Tax Increase >~11.55% 

19,500 (10.3%) 
Averaged Most Properties Not Averaged 
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Impact of Targeted Averaging on Tax Rates 
Residential 

Preliminary Tax Rate                           
(per $1,000 assessed value) 

Change    
(from No Avg’g) 

No Averaging (BC Assessment Value) $1.217 - 

2017 Targeted Averaging (as proposed) $1.257 +3% 

2016 Targeted Averaging $1.562 +2% 
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How Provincial & CoV Property Tax Relief Programs 
Complement Each Other 
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How Provincial & CoV Property Tax Relief Programs 
Complement Each Other (Cont’d) 
Loss of Home Owner Grant Offset by Targeted Averaging 

• 365 properties went from full grant in 2016 to no grant in 2017 
 
• 357 properties (98%) could be eligible for targeted averaging 

 
• Impact of targeted averaging to these properties: 

 
(Note:  Analysis based on City’s property tax only; taxes levied by other authorities not included) 

24.9% Median Property Tax Increase with HOG loss 
(before targeted averaging) 

5.7% Median Property Tax  Increase with HOG loss 
(after targeted averaging) 

Targeted averaging largely offsets property tax increase arising from HOG loss 
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• Rezoning 
• Speculation  
• Rapid Transit (or other major infrastructure development) 
• Market Trends 
• Changes initiated by BC Assessment 
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Why Commercial Properties become “Hot”?  
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Where are the “Hot” Commercial Properties? 
(2017: ~3,300 (23%) | 2016: ~2,800 | 2015 ~1,500) 



Issue 1: Property valuation & classification out of sync for 
redevelopment sites 
 

• Value = commercial + residential development potential 
• Class = commercial (actual use) 
 Property Tax Rate = Commercial = 4x Residential 

 
Issue 2: Landlord passes on property tax to commercial tenants 
through triple net leases 
 

• Landlord realizes land value appreciation 
• Tenant pays all carrying costs  
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“Hot” Redevelopment Sites & 
Impacts on Commercial Tenants  
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Assessment 
Value:  1 storey retail 
Class:   100% commercial 
 

Taxation 
100% business tax rate 

rezoning/ 
land 

speculation 

developed 
commercial density 

developed commercial density + 
undeveloped residential density 

Assessment 
Value: 20/80% retail/residential 
Class:  100% commercial 
 

Taxation 
100% business tax rate 

Redevelopment Sites: Current Assessment Regime 
Valuation: Highest & Best Use | Classification: Actual Use 

Valuation & 
Classification 
out of sync 
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redevelopment 

developed commercial + 
residential density 

Assessment 
Value:  20/80% retail/residential 
Class:   commercial/residential 
 

Taxation 
Commercial:  business tax rate 
Condo:  residential tax rate 

developed commercial density + 
undeveloped residential density 

Assessment 
Value:  20/80% retail/residential 
Class:   100% commercial 
 

Taxation 
100% business tax rate 

Redevelopment Sites – Current Assessment Regime (Cont’d) 
Valuation: Highest & Best Use | Classification: Actual Use 
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Council Motion (Feb 2016) – 
Action to Protect Taxpayers from Soaring Assessments 

Staff currently working with the Province, UDI, BoT & BIAs to evaluate viable options 
and assess implications to the City, business & residential property taxpayers; anticipate 
to report back in summer 2017 



• “land” is deemed 3-D for assessment purposes (incl. air 
space above land) whether or not a legal ASP is created 
 

• eligibility requires commercial density be capped in zoning 
by-law & ODPs 
 

• limited application by BC Assessment in 2017 (only Amacon 
properties) 
 

• broader application uncertain at this point 
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Amacon (Split Assessment) Court Ruling 
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Targeted Averaging – Light Industrial & Business Properties 
Threshold: Property Value Increase >~40% 
          Property Tax Increase >~11.88% 

3,300 (23%) 
Averaged Most Properties Not Averaged 
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Impact of Targeted Averaging on Tax Rates 
Light Industrial & Business Properties 

Preliminary Tax Rate                    
(per $1,000 assessed value) 

Change    
(from No Avg’g) 

No Averaging (BC Assessment Value) $5.27 - 

2017 Targeted Averaging (as proposed) $5.79 +9.8% 

2016 Targeted Averaging  $6.61 +5.4% 



2015-2017 Summary of Targeted Averaging 

Residential Light Industrial & Business 

Year Hot Property 
Count 

Tax Rate 
Change (from 
no Averaging) 

Hot Property 
Count 

Tax Rate 
Change (from 
no Averaging) 

2017 * 19,500 +3% 3,300 +9.8% 

2016 15,800 +2% 2,800 +5.4% 

2015  9,900 +1% 1,500 +3.8% 

* More properties need mitigation in 2017 than past years 

36 
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Public Notification for Targeted Averaging 
Vancouver Courier – Feb 9 & 16 
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Besides Targeted Averaging… 

Council has taken proactive steps to enhance affordability and 
support economic development. This includes: 
 

• keeping property tax, utility and user fees competitive 
within Metro Vancouver 
 

• bringing transformative changes to enhance customer 
service, efficiencies and accountability 
 

• lowering the business property tax share and the business 
tax rate ratio over the past 10 years, one of the most 
substantial improvements within Metro Vancouver 
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Business Tax Share Declining 



37 

Business/Residential Tax Rate Ratio Declining 
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Recommendations 

A. THAT Council approve the application of targeted 3-year land 
assessment averaging for Residential (Class 1), Light Industrial (Class 
5), and Business & Other (Class 6) properties for 2017.  

 

B. THAT Council adopt a “threshold” of 10% above the property class 
average change (2017 Revised Roll) for Class 1 and for Classes 5 & 6 to 
define eligibility for targeted averaging. 
 

C. THAT a by-law authorizing the use of targeted 3-year land assessment 
averaging be prepared. 

 

D. THAT the Director of Finance make appropriate arrangements with BC 
Assessment for the production of the 2017 Average Assessment Roll. 
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2017 Property Taxation – Next Steps 

Dec 2016 May 16 
2017 

Mar 8 
2017 

Jan 3 
2017 

Apr 12 
2017 

BCA finalized 2017 
Assessment Roll (1st draft) & 
sends Assessment Notices 

to property owners 

BCA finalizes 2017 Assessment 
Roll (final) & Average Roll 

(based on Averaging By-law) 

Council approves 
tax share among 
property classes 

Council approves 
average tax rates 

CoV notified BCA its 
intent to consider 

averaging for 2017 
(not a commitment at 

this point) 

Staff presents 
impact of 
targeted 

averaging  

Council 
approves 2017 
Averaging By-

law 

Mar 28 
2017 
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