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Policy & Regulatory Steps for Reducing Empty Housing

RECOMMENDATION

A.

THAT the Mayor, on behalf of Council, write to the Premier to request that the
Province confirm its support for the creation and administration of a new
property class “Residential Vacant” on the Assessment Roll such that Vancouver
and other taxing authorities have the option to set a different property tax rate
for empty housing.

THAT if a written response has not been received from the Province by August
1% 2016 indicating its support for Recommendation A, in whole or in part,
Council direct the General Manager of Community Services and the Director of
Finance to report back on a City-administered program to levy a tax on empty
housing, including an implementation plan and associated funding strategy,
following additional consultation with the public and stakeholders.

THAT Council approve the proposed City actions to address empty housing:

e Provide information to assist owners in renting out units; and

o Direct staff to develop a policy for using housing agreements to require
occupancy and report back to Council on the policy following additional
analysis and consultation with stakeholders.

REPORT SUMMARY

This report provides recommendations for specific policy and regulatory steps the City,
Provincial and Federal governments could take to reduce the amount of empty housing
in Vancouver. The report recommends that the City request that the Province take the
lead on implementing a program to enable the City and other taxing authorities to levy
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higher property taxes on owners of empty housing. It is also recommended that the
City take action to tax empty housing if the Province does not confirm its support for
this action.

COUNCIL AUTHORITY/PREVIOUS DECISIONS

On March 8, 2016, after receiving a presentation from staff on the results of the Empty
Housing Research Study, City Council directed staff to report back in quarter two of
2016 with recommendations for specific policy and regulatory steps the City, Provincial
and Federal governments could take to address empty housing based on consultation
with local housing, real estate and legal public policy experts and residents of
Vancouver.

CITY MANAGER'S/GENERAL MANAGER'S COMMENTS

Empty housing is a problem in Vancouver. Given the affordability challenges in the
city and region, it is not acceptable to allow over 10,800 housing units to remain
empty on a long term basis. The Province is in the best position to take action on this
issue and this report recommends that the Province move forward with a program to
enable the City and other taxing authorities to levy higher property taxes on owners of
empty housing to encourage owners to occupy or rent out these units. If the Province
does not take the lead, the City has identified several actions that will be taken to
address this issue, including a City of Vancouver administered business tax on empty
housing. The City Manager recommends approval of the recommendations to address
empty housing.

REPORT
Background/Context

1. Vancouver has affordability challenges across the housing spectrum; empty
housing represents unused housing supply which puts upward pressure on
housing costs

Vancouver’s affordability challenges extend across the housing spectrum, with
renters and homeowners feeling the effects of a tight housing market and record
prices. Vancouver is Canada’s most expensive housing market. The price of a
typical single detached home on the eastside of the city was over $1.4M in May
2016. The rapid rise in housing prices in the last two decades has created
unprecedented challenges for households looking to enter the housing market in
the city. Between 1986 and 2011, incomes increased by approximately 7%, while
the median price of a condominium unit on the eastside of Vancouver increased by
280%.

A growing population, increased demand, and limited new supply of purpose-built
rental housing in recent decades has also contributed to a tight rental market in
Vancouver. Vancouver has one of the lowest rental vacancy rates in Canada,
averaging 0.6% in 2015. With a growing population and strong real estate market,
low rental vacancy increases competition for housing among renters and puts
upward pressure on rents. These factors have increased the strain on renters,



Policy & Regulatory Steps for Reducing Empty Housing - RTS 11377 3

especially seniors, young families, and those with low or moderate incomes who
may already be paying more than they can afford on rent. Although renting is still
a less costly option than ownership, renters in Vancouver face significant
affordability challenges - 34% of renters pay over 30% of their income on housing,
with 14% paying over 50% of income on housing.

In the context of Vancouver’s housing crisis, there is concern that housing being
left empty could have negative consequences on housing affordability, especially
for low and moderate income households. The Canada Mortgage and Housing
Agency (CMHC) estimates that there are 56,190 purpose built rental apartment
units in the city of Vancouver. The October 2015 CMHC Rental Market Survey
found a rental vacancy rate of 0.6% in the city of Vancouver, which means that
only 337 purpose built rental apartments were vacant and available for rent that
month. Increasing the housing available for rent will reduce pressure on renter
households. For example, if the number of housing units available for rent was
2000, the vacancy rate would be around 3.5% (2000 / 56,190). A vacancy rate of
between 3 and 5% is considered to be a “healthy” balance between supply and
demand.

2. There are 10,800 empty housing units in Vancouver - 9,700 are condominiums
and apartments

The City’s March 2016 study on empty housing found that 4.8 per cent of housing
units in Vancouver were un-occupied in 2014, a rate that has stayed relatively
stable since 2002. However, this represents nearly 10,800 empty housing units, of
which nearly 90 per cent are condominiums and apartments. According to the
study, the percentage and number of empty single-family and duplex properties in
Vancouver remains the same as 2002 at around 1 per cent (~1000 houses). See
Appendix A for the full consultant report.

3. There is strong public support for action on empty housing

There is strong public opinion in Vancouver and the Lower Mainland in favor of
government action to address empty housing. A 2015 Angus Reid survey of public
opinion on housing affordability polled a random sample of 821 adults in Metro
Vancouver, and found that 82% of those surveyed supported imposing a “vacancy
tax’ on investor-owned properties that aren’t occupied.

A May 2016 survey conducted through the City’s Talk Housing platform also
demonstrated strong public support for action to address empty housing. The
survey had the highest response rate of any Talk Housing survey to date, with over
15,000 respondents. See Appendix B for a complete analysis of the survey results.

o 91% of respondents agreed that the number of empty homes in Vancouver is
a problem.

e 88% of respondents agreed that the City should advocate for senior
government actions to reduce the number of empty homes in Vancouver

A June 2016 survey of a representative sample of BC residents by Insights West also
revealed strong support Province-wide, across all age groups, for action on the
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issue of empty housing. 80% of those surveyed support tax penalties on people who
purchase property without the intention to live in it or rent it out.

4. Senior Governments have recently made commitments to address housing
affordability

The Province and Federal government have taken steps to collect data on the
possible drivers of housing affordability in the region, as well as some initial action
to address housing price growth and real estate practices. The 2016 BC provincial
budget includes a commitment to collect buyer citizenship information through the
land titles process and increases the land transfer tax for properties valued at over
$2M. The province also recently launched a study into the factors affecting home
prices in BC, which is being managed by staff at BC Housing.

Aside from budget and research commitments, the Province has also taken action
to address concern regarding real estate industry practices. In February 2016, the
Real Estate Council of BC created an Independent Advisory Group (IAG) to review
issues of concern relating to real estate licensee conduct and practices. Based on
findings from the IAG, the province has moved forward with new regulations to
prevent misconduct by real estate licensees.

The 2016 federal budget commits funds to Statistics Canada to develop methods to
collect data on purchases of Canadian properties by foreign buyers

5. Consultation with local experts

On March 9, 2016, the City convened a working session on empty housing with local
housing, real estate and legal public policy experts. The session was intended to
provide an opportunity for local experts to comment on the City-commissioned
study by Ecotagious on empty housing and to inform Staff recommendations to
Council on specific actions to address empty or under-occupied housing by both the
City and senior levels of government.

Participants identified several ideas for government action in response to the
problem posed by empty housing, as well as ways to address the broader
affordability challenges in Vancouver (Appendix C).
In addition to the workshop on March 9", City staff also sought advice on the
empty housing issue in meetings with the Condominium Home Owners Association
of BC and LandLord BC.

Strategic Analysis

As a municipal government, the City of Vancouver has limited tools to deal with the
issue of empty housing. This section of the report is organized into two sub-sections:

1. Recommended actions for senior governments to address the empty housing
issue

2. The potential for City actions
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1. Recommended actions for Senior Governments to address the empty housing
issue

On March 9™ 2016, City staff convened a workshop with local experts on options
for addressing the empty housing issue. The panel identified several ideas for
government action on this issue:

1. Survey or other tool to understand why housing is being under-occupied or
left empty

2. Reform to strata legislation that currently enables owners to restrict rental
of strata units

3. Occupancy requirements in housing agreements for new developments

requiring a certain percentage of units be either primary residences or

rented out as long-term rental

Increased density through zoning policy

Prohibition of or penalties on short-term flipping of properties that are not

being used as primary residences

6. Property tax or municipal levy aimed at penalizing owners of empty units
and/or bringing units back into use, with proceeds collected for affordable
housing

ok

Staff have assessed the ideas raised at the workshop as well as actions taken by
other jurisdictions to address empty housing (Appendix D). While all of the ideas
have the potential to impact the issue of empty housing, some are likely to have a
greater impact than others. In terms of making a specific request for senior
government action, Staff recommend that City Council focus in on one specific
request as opposed to a list of options. Of all the options identified, idea #6, taxes
or levies on owners of empty housing, has the greatest potential to have a direct
and immediate impact on the number of empty housing units in the city.

Taxes or levies on owners of empty housing

A policy to tax owners of empty housing must be implementable and practical. It
would be very difficult for a government to set up a system to definitively prove
that a property was unoccupied for a specified period of time (e.g. empty for one
year or more). Proposals discussed with local experts provide mechanisms to prove
that certain owners should be subject to a new tax, while others would be exempt.
These proposals take the approach of applying a tax on property owners who are
neither occupying their property nor renting it out on a long term basis. In order to
avoid being taxed, owners could be required to produce evidence that they are
primary residents or renting the property long-term, such as government ID (i.e. a
driver’s license) to substantiate primary residence or a long-term lease agreement.
In order to be practical and enforceable, a tax on long term empty housing would
also need to target under-occupied investment properties (e.g. second homes that
are occupied occasionally by the owner or family, or properties occupied only for
part of the year). Exemptions from the tax could be established to help focus the
tax on particular properties. The ideas identified and the groups targeted and
potentially exempted from the proposed taxes are described below.
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Creation of a new class of residential property: “Residential Vacant”

The first option identified for implementing a financial penalty on owners of empty
housing and under-occupied investment properties is to use the existing property
assessment and taxation system.

Under the current system, BC Assessment determines the value of all properties in
the Province, and assigns them to appropriate property classes based on their
“actual use” in accordance with the Assessment Act. An Assessment Roll is
produced annually for municipalities and other taxing authorities such as provincial
schools, Translink, Metro Vancouver, the Municipal Finance Authority and BC
Assessment to levy property taxes.

City Council sets tax rates (one rate per class) and levies property taxes using the
Assessment Roll. In order to charge higher taxes on owners of empty housing and
under-occupied investment properties, the City would need the Province to set up
a new property class “Residential Vacant”.

The identification of properties subject to the “Residential Vacant™ classification is
required annually and would likely involve a self-declaration and audit/ complaint
response process. It is recommended that the Province take the lead on
administering this process, since it already collects data related to primary
residence and rental income through the Homeowner Grant and income tax
collection processes. Alternatively, the City could assume this role and provide a
list to BC Assessment on an annual basis, though there are significant resource and
cost implications to the City as discussed below.

2. The potential for City actions

City of Vancouver action #1: provide access to information to assist owners in
renting out units

Some owners of empty housing may be hesitant to rent out their property because
they lack reliable information on their rights and responsibilities and are unfamiliar
with the process of managing a rental property. Staff will work with partners to
connect private owners with information and tools that will help them understand
how to mitigate the risks of renting (e.g. webinars, self-study guides, telephone
information hotline). The City will partner with Landlord BC on this action, and
has already received a commitment from them to advance this work. Staff will
also explore whether there is a need for new resources tailored to owners that are
unfamiliar with BC and/or Canadian landlord-tenant regulations. Links to these
resources will be promoted on the City’s website and through social media and
public events.

City of Vancouver action #2: develop a plan to require occupancy in new
buildings where rezoning is sought; and monitor the results

Both the City of Vancouver study on empty housing and data from a recent BC
Condominium Owners’ Association survey of strata properties determined that
condominium units - particularly units in newer, higher-density developments - are
the most likely of all housing forms in Vancouver to be un-occupied for most or all
of the year. At least one other jurisdiction - Islington, a borough of London in the
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U.K., has taken steps to require that new strata properties are occupied by an
owner or renter.

Council currently does not have authority to mandate occupancy of private
property. However, the City of Vancouver has the authority to enter into housing
agreements pursuant to Section 565.2 of the Vancouver Charter which may include
terms and conditions agreed to by Council and an owner regarding occupancy.
These types of agreements are often required as a condition of rezoning or in cases
where discretionary development approval is sought and are typically used to
secure units for rental use and to control rent. The use of housing agreements to
require occupancy would therefore be limited in terms of the number of new
developments that would be captured. Housing agreements are contracts and so a
breach of the agreement would give rise to a claim by the City against the owner
for breach of contract as opposed to fines.

City of Vancouver action #3: City of Vancouver administered business tax

The third option for City action is to begin charging a business tax on empty
housing and under-occupied housing. Under Section 279AA-287 of the Vancouver
Charter, Council may enact a by-law for providing for an annual tax on every
person occupying or using and real property for the purpose of carrying on within
the City, any business, trade, profession or other occupation with the tax being
based on the annual assessed rental value of the real property being used for such
purpose. This by-law could define the ownership of residential property used for
purposes other than continuous residential occupancy as a business subject to a
business tax. This by-law may include:

e Inclusion/exemption of real property for business tax purposes (there would
be exemptions in the by-law to address reasonable vacancy, for example,
unimproved real property, property that is in probate, or property where
development permits have been applied for and are in process);

e Assessment of rental value;

Collection of business tax; and
o All matters necessary for the proper administration of the business tax.

The authority to enact a business tax by-law is unique to the Vancouver Charter
and Council has not enacted a business tax by-law for many years so this option
will take time for staff to develop. Staff have undertaken a very preliminary initial
analysis of the steps involved in assessing and enforcing a business tax on empty
housing and under occupied investment properties. Prior to a consideration by
Council whether to enact a business tax by-law, additional analysis, program
development and consultation would be necessary steps prior to the preparation of
a by-law for Council approval; including consultation on exemptions from the tax.
Preliminary analysis confirms that, while this option is legally and administratively
possible there could be high costs associated with administration and enforcement
of a City administered business tax.

Next Steps

The Province is better suited to take the lead role on actions to address empty
housing and under-occupied investment properties since it already collects the
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data required for enforcing many of the actions identified above. This report
recommends that the Mayor, on behalf of Council, write to the Premier to request
that the Province confirm its support for the creation and administration of a new
property class “Residential Vacant” on the Assessment Roll such that Vancouver and
other taxing authorities have the option to set a different property tax rate for
empty housing.

If the City does not receive a written response from the Province indicating its
commitment to taking action as described above, in whole or in part by August 1°*
2016, it is recommended that Council direct the General Manager of Community
Services and the Director of Finance to report back on a City-administered program
to tax empty housing including an implementation plan and associated funding
strategy, following additional consultation with stakeholders.

Staff also recommend that Council approve the proposed City strategies to
immediately address the issue of empty housing identified in this report:

e Provide information to assist owners in renting out units
0 Partnership with Landlord BC
e Develop a policy for using housing agreements to require occupancy and
report back to Council on the policy following additional analysis and
consultation with stakeholders

Staff will continue to monitor the number of empty housing units to measure the
impact of recommended actions.

Public and Stakeholder Consultation

Consultation with the public and key stakeholders is needed in order to ensure that
action to implement a tax on owners of empty housing and under-occupied
investment properties is appropriately targeted and fair. This is particularly
important because a tax on empty housing, whether implemented by the Province
or the City, is likely to cast a wider net than just the pool of housing units that are
empty for 12 months or more, and it is critical for Staff to understand the impact
of this tax on different households.

A program to tax empty housing and under-occupied investment properties could
require owners to prove that they are either residing in the property as primary
residents, or renting the property out under a long-term lease agreement. Under
this system, property owners who might also be required to pay an empty housing
tax could include:

e Owners of second homes in Vancouver who use the property occasionally

e Short-term rentals such as AirBNB

e Property occupied from time to time by family members of the owner with
primary residency elsewhere

Broad public consultation is needed to both inform the public of the process and
implications of an empty housing tax, and to understand the range of scenarios and
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situations that may require taxpayer exemptions. The consultation process will
engage the public across a range of platforms such as surveys and public events.

Additional consultation is also required with key stakeholders and experts in order
to fully understand the economic and market implications of the proposed tax
regime on empty housing. This includes stakeholders such as:

Academics and Real Estate Experts
Development Industry

Landlords

Vancouver Economic Development Corporation
Vancouver Board of Trade

Implications/Related Issues/Risk (if applicable)
Financial

From an implementation and administrative perspective, the most effective approach
to levy taxes on empty housing is to use the existing property assessment and taxation
system. Should the Province support the creation of a new property class “Residential
Vacant” on the Assessment Roll and direct BC Assessment to administer the self-
declaration and classification process as part of their existing mandate, the City and
other taxing authorities would have the option to set a different property tax rate for
empty housing. Billing and collection of such taxes will also be part of regular
taxation processes already administered by existing Revenue Services staff. Council
will have full authority and control over the property tax rate to be levied on empty
housing and the use of such tax revenues to provide affordable housing in Vancouver.

However, if the Province is not supportive of the above, in whole or in part, staff will
report back on a City-administered program, which will likely require significant
resources to implement and administer on an ongoing basis. Following additional
consultation with the public and stakeholders, staff will report back on the details of
the program, an implementation plan and associated funding strategy, for Council’s
consideration.

Legal

There are few legal implications for the City that would arise from the proposed
creation of a new property class, “Residential Vacant™, on the Assessment Roll. There
are potential legal implications for the City if the City were to require housing
agreements as a condition of all new rezonings, or if Council enacts a business tax by-
law. While the City has the authority to enter in housing agreements under the
Vancouver Charter, the use of a housing agreement to mandate occupancy would be
new to the City. Enforcement of the agreement may present a challenge and may
place a burden on the City’s legal resources. Similarly, Council has the authority to
enact a business tax by-law, but past business tax by-laws did not previously address
vacant real property as a business so this would be a new application of this tool.
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CONCLUSION
This report provides recommendations for specific policy and regulatory steps the City,

Provincial and Federal governments could take to reduce the number of empty housing
units in Vancouver.

* k k k%
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Ecotagious helps utilities and municipalities turn smart meter data into insights and
energy conservation. In addition to helping municipalities develop housing policy,
Ecotagious helps utility customers meet their energy savings targets which are put
in place by regulators to keep energy prices low for consumers. Ecotagious’
software-as-a-service offering drives conservation by providing utilities' residential
customers with a breakdown of their electricity and natural gas use by major
appliance, and then providing relevant tailored recommendations on how to save
electricity and natural gas. The results are industry-leading energy savings and
residential customer satisfaction.

Ecotagious Inc. is a private company based in Vancouver, Canada. For more
information, please visit www.ecotagious.com

February 2016 | 2
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Introduction

Every week seems to bring the publication of a new article on housing issues in
Greater Vancouver. Many of these articles try to address topics related to the social
discussion taking place in our community, such as housing affordability, low rental
vacancy rates, non-occupied homes and associated impacts on neighbourhood
vibrancy.

Vancouver City Council has expressed a desire to understand the extent of these
issues. While research into some of these topics is starting to be undertaken and
publicly released, very little information is available on housing occupancy.

Given the potential impact of housing occupancy on rental unit stock, associated
vacancy rates, housing affordability and neighbourhood vibrancy, the City of
Vancouver retained Ecotagious to undertake this study of the occupancy rates of
residential housing units in the city and region. Ecotagious studied and analyzed
anonymized electricity consumption data provided by BC Hydro and has included
the results of that analysis in this report.

Electricity consumption data can deliver significant insights into housing occupancy
because it is collected from every home in Greater Vancouver through a consistent
methodology. However, the reader should be aware that there are limitations to the
data and its analysis, and is encouraged to read the Methodology section of this
report for more details. The reader is furthermore encouraged to:
¢ Consider the information provided in this report as a single contribution to
the literature on housing occupancy in the City of Vancouver,
¢ Incorporate other sources of housing information to provide a more
complete perspective on the issue,
¢ Place more attention on the relative occupancy trends over time and less
attention to absolute occupancy values at any given time presented in this
report.

February 2016 | 3
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Key Findings

The analysis of electricity consumption data in the City of Vancouver (CoV) between
2002 and 2014 reveals:

e The Non-Occupancy rate! across all CoV housing units has been flat (4.9% in
2002, 4.8% in 2014)

e The CoV’s Non-Occupancy rate is consistent with and tracks the Non-
Occupancy rate for the rest of the Greater Vancouver Regional District (not
including the CoV)

e The number of Non-Occupied housing units has grown from 8,400 in 2002 to
10,800 in 2014. This increase has been driven entirely from the growth in
the overall housing stock

e Apartments, which represent 60% of CoV'’s residential housing mix, are
driving Non-Occupancy in the City at 7.2% in 2014

¢ The Non-Occupancy rate for Apartments has been consistently 2% higher in
the CoV than in the rest of the GVRD

¢ Single Family and Duplex Housing Units show low and relatively stable Non-
Occupancy rates of 1% between 2002 and 2014
o The CoV rate is in-line with the rate for the rest of the GVRD

¢ Similarly, Rowhouses also show low and relatively stable Non-Occupancy
rates of 1%
o The CoV rate is in-line with the rate for the rest of the GVRD

e All five of the city geographic sectors? analyzed show similar rates of Non-
Occupancy by housing type, with no significant divergence over time with the
exception of the Downtown Peninsula that has seen a drop in Non-Occupancy
from 6.9% in 2002 to 6.0% in 2014

¢ Non-Occupancy rates increase as the period of Non-Occupancy shortens from
12 months (4.8%) to 4 months (6.0%) to 2 months (10.3%)
o The non-Occupancy rates for each of these periods has remained
stable between 2002 and 2014

1 Non-Occupancy is defined as a housing unit that is not occupied for at least 25 days out of every month for a
year. See the Methodology section for more details. Note that Non-Occupancy differs from Vacancy in that a
Vacant housing unit holds no significant personal belongings while a Non-Occupied housing unit may either be
Vacant or have significant personal belonging but no one residing there on a frequent basis.

2 The 5 city geographic sectors are the Downtown Peninsula, Northeast Vancouver, Southeast Vancouver,
Southwest Vancouver and Northwest Vancouver. See map on page 23.

February 2016 | 4
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¢ An analysis of Non-Occupancy intensity (days per month that a unit is
unoccupied) shows that there are 2x as many units that are unoccupied at

least 15 days per month over 12 months as there are units unoccupied for at
least 25 days per month

This report provides an extensive analysis of electricity consumption data on
housing occupancy in the City of Vancouver, and the findings are consistent with
those from other studies by the Urban Futures Institute and Andy Yan at BTAworks.

However, the findings are not comprehensive and bring forth additional questions
that may warrant additional research using complementary sources of information.

February 2016 | 5
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Background

Housing occupancy can have a significant impact on rental unit stock, associated
vacancy rates, housing affordability and neighbourhood vibrancy. Existing research
into housing occupancy has been limited to date to a few oft-cited reports:

e 'Much Ado About Nothing’ released in 2013 by the Urban Futures Institute
report noted that the 6.7% of apartments in the CoV that were unoccupied
was in-line with the rate of 6.2% in the Vancouver CMA and 7.0% average
across all 33 CMAs in Canada®

e ‘Ownership, Occupancy, and Rentals: An Indicative Sample Study of
Condominiums in Downtown Vancouver’ released in 2009 by Andy Yan at
BTAworks noted that, based on the electricity consumption between January
2006 and December 2007 of a sample of Downtown condos, 5.5 - 8.5% of
Downtown condos were unoccupied*

In order to gain additional insight into the issue of housing occupancy, the City of
Vancouver commissioned this study with the primary research objectives of
determining:

¢ The residential Non-Occupancy rate in the City of Vancouver over time
o By housing type
o By geographic sector within the City
o In relation to the rest of the GVRD

e The number of Non-Occupied housing units in the City of Vancouver

¢ The Non-Occupancy rates by duration (e.g. 2 months, 4 months and 12
months)

o Whether there has been a change in the occupancy intensity of homes (i.e.
occupied fewer days per month)

At the City of Vancouver’s request, BC Hydro kindly provided anonymized electricity
consumption for residential units in the City of Vancouver and the rest of the GVRD.

The City of Vancouver retained Ecotagious to study and analyze the anonymized
electricity consumption data provided by BC Hydro, and Ecotagious has included the
results of that analysis in this report.

3 Urban Futures Institute, ‘Much Ado About Nothing’, 2013 (http://www.urbanfutures.com/foreign-unoccupied-
pdf/).

4 Andrew Yan (BTAworks), ‘Ownership, Occupancy, and Rentals: An indicative Sample Study of Condominiums in
Downtown Vancouver’, 2009 (http://www.btaworks.com/wp-
content/uploads/2009/12/btaworks_condo_study_report_final2.pdf).

February 2016 | 7
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Methodology

Because every home in Greater Vancouver generates electricity consumption data
and that data is collected in a consistent method and in a consistent format by a
single organization (BC Hydro), residential electricity consumption data offers an
opportunity to deliver insights on housing occupancy across the GVRD.

Occupied homes tend to use more electricity than non-occupied homes, and that
electricity use varies significantly more from day to day than in non-occupied
homes.

The graph below shows a home that is occupied from Day 0 through 160, followed
by a period of non-occupancy through Day 250. The period of non-occupancy shows
lower electricity consumption and lower variability in day to day consumption than
the period of occupancy.

Graph 1: A typical home with extended periods of
Occupancy and Non-Occupancy

Non-Occupied

kWh per day

0 30 60 90 120 150 180 210 240 pays

When identifying occupancy, the variability in electricity consumption is a more
effective indicator than the average amount of electricity consumption over a given
period.

The presence of electric space heating in a home, however, can confound the
identification of occupancy. The graph below shows the electricity consumption by
day of a home with electric space heating. As can be seen in the winter between
Day 160 and 330, the electric space heating dominates the other daily loads on a
consumption basis and on a day-to-day variability basis.

February 2016 | 8
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Graph 2: A typical home with Electric Space Heating

Electric Space Heating Load
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While the electric space heating load is highly correlated with the outside
temperature, it is highly variable on a day to day basis. In addition, the electric
space heating load can vary significantly from home to home based on a number of
factors, including the presence of other heating sources. For example, surveys run
by Ecotagious show that in some jurisdictions between 50 and 70% of homes have
multiple heating sources, e.g.:
e A natural gas furnace for the primary suite and electric baseboard heaters
for the secondary suite
¢ A natural gas furnace for most of a single family dwelling and electric
baseboard heaters for the new addition or the garage
¢ A condo with electric space heaters supplemented by a natural gas fireplace

As a result, it becomes more difficult to remove the effects of electric space heating
in order to identify occupancy during heating (winter) months.

To identify the Non-Occupancy rates presented in this report, Ecotagious applied its
proprietary algorithms to the anonymized electricity consumption data provided by
BC Hydro. The algorithm detects Occupancy by analyzing a number of factors, the
most important of which is the variability in electricity consumption over time.

In defining Non-Occupancy, Ecotagious analyzed Non-Occupancy separately for
periods of 2 months, 4 months and 12 months (see Graph 12). Based on the results
of that analysis and the CoV’s focus on using the information to inform housing
policy, the analysis was completed using 12 months as the period over which to
evaluate Occupancy.

For the purposes of this study and in order to minimize the distortive impacts of
electric space heating during the winter months on the ability to detect Non-
Occupancy, Ecotagious defined a housing unit as Non-Occupied in a given year
when that unit was unoccupied for each of the 4 months during the non-heating
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season (August, September, and the following June and July). A unit was deemed
unoccupied in a given month when the unit was unoccupied for 25 or more days in
that month.

The selection of the threshold of 25 or more non-occupied days each month allows
for cases of infrequent use of the home (e.g. a domestic worker coming in once a
week - 4x per month) without identifying the home as Occupied. An example of
infrequent use of the home during a period of extended non-occupancy can be seen
in Graph 1 above where the period of non-occupancy is briefly interrupted by a
small window of use.

An analysis of Non-Occupancy when defined as 15 or more non-occupied days each
month has also been included in the report (see Graph 13).

In addition, newly built homes of all types can distort the aggregated Non-
Occupancy rates as they may potentially remain unoccupied for a period of time
while the home is being constructed, while the unit is being sold and before
occupation. Therefore, to remove the potentially distortive impact of new builds on
the Non-Occupancy rate, the first year of electricity data was removed for each
home in the CoV data.

The analysis was completed:
e From 2002 to 2014
e For each of 5 geographic sectors within the CoV (as identified by staff at the
CoV given the geocoding possible with the anonymized electricity
consumption data; see map on page 23 for boundaries)
1. Downtown Peninsula
2. Northwest Vancouver
3. Northeast Vancouver
4. Southwest Vancouver
5. Southeast Vancouver
e For each of the three major housing types that make up over 99% of the
housing units:
1. Apartments: High-Rise and Low-Rise Purpose-Built Rental Units and
Condominiums
2. Rowhouses
3. Single Family Dwellings and Duplexes
Note: Other Home Types, representing <1% of the housing unit
population, were not included in the analysis due to their small population

While electricity consumption data has significant benefits as a data source to
evaluate non-occupancy, it also has some inherent limitations that should be noted.
The Non-Occupancy rates identified by analyzing electricity consumption data can
be impacted by a number of factors, e.g.:

« Secondary suites in Single Family Dwellings will reduce the Non-Occupancy
rate as suites often share the same meter as the primary suite, and therefore
the unit will be identified as Occupied even if only one of the suites is
occupied.
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The frequent presence of visitors/domestic workers in an otherwise
unoccupied home may reduce Non-Occupancy rates.

The accuracy of the input data. Prior to delivery to Ecotagious, the
electricity consumption data was kindly prepared by BC Hydro. That
preparation included a number of processes, included but not limited to the
manipulation of the data to account for missing data. Like any data cleaning
and preparation activity, the process can introduce unintended errors into the
algorithm processing that may increase or decrease Non-Occupancy rates.
The accuracy of the algorithm. In analyzing the high volume of electricity
consumption data (big data) associated with this project in the combination
of formats in which it was provided, Ecotagious selected algorithm processes
that prioritized consistent application across the data sets. While this may
result in lower accuracies in the absolute Non-Occupancy rate and count
values, it results in more accurate relative longitudinal trends over time.

The analysis of non-heating season months only (August, September, and
the following June and July) to determine 12 month Non-Occupancy will fail
to identify any changes in winter-based seasonal occupancy changes
(i.e. a change in occupancy isolated to heating months only).

The housing stock population used in the analysis is based on the
population of BC Hydro accounts by home type in the CoV and the rest of the
GVRD. This population does not include multi-unit dwellings that are metered
in aggregate (e.g. one meter for multiple apartment units), therefore the
number of apartment units presented in this report and used to calculate
non-occupancy rates may be lower than the actual population of apartment
units.

Due to the inherent limitations of the data and the analytics, the reader is
encouraged to:

Place more attention on the relative occupancy trends over time and less
attention to absolute occupancy values at any given time,

Consider the information provided in this report as a single contribution to
the literature on housing occupancy in the City of Vancouver,

Incorporate other complementary sources of housing information to provide
a more complete perspective on the issue, particularly information that may
address the drivers of Non-Occupancy.

It should also be noted that the analytics used in this study are effective at
detecting occupant-driven electricity consumption, and not necessarily Vacancy. A
Vacant housing unit holds no significant personal belongings nor does anyone
reside within it. Meanwhile, a Non-Occupied housing unit may either be Vacant or
have no one residing there on a frequent basis but still hold someone’s significant
personal belongings. Therefore, the term ‘Non-Occupancy’ has been used in this
report in place of the more familiar term *Vacancy”.
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Results

The analysis of electricity consumption data in the City of Vancouver (CoV) between
2002 and 2014 reveals:

The Non-Occupancy rate across all CoV housing units has been flat
The Non-Occupancy rate across all housing types in the CoV was 4.9% in 2002 and

4.8% in 2014.
Graph 3: Non-Occupancy Rate in the City of Vancouver
Since 2002
10%

8%

6%

4%

% of Total Units

2%

0%
2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

e Al Units

Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted

above), inclusive.
Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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Apartments, Single Family Dwellings and Duplex Housing Units make up
over 95% of the CoV’s housing stock

Apartments continue to grow as a proportion of the total housing stock® in the CoV,
from 57% in 2002 to 60% in 2014. Single Family & Duplex Housing units
contributed an additional 35% and Rowhouses made up 4.5% in 2014, with Other
housing type units making up the remaining 0.5%. As a result of the small size of
the Other housing category, it has not been included in the rest of the analysis
presented in this report.

Graph 4: Housing Unit Mix in the City of Vancouver Since
2002

100%

80%

60%

40%

% of Total Units

20%

0%
2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

® Apartments B Single Family & Duplex Homes Rowhouses Other

Note: Apartments include purpose-built rental units and condominiums.
Source: Ecotagious analysis of anonymized daily and monthly residential account smart meter data.

6 The housing stock population used in the analysis is based on the population of BC Hydro accounts
by home type in the CoV and the rest of the GVRD. This population does not include multi-unit
dwellings that are metered in aggregate (e.g. one meter for multiple apartment units), therefore the
number of apartment units presented in this report and used to calculate non-occupancy rates may
be lower than the actual population of apartment units. See the Methodology section for more detail.
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The CoV'’s aggregate Non-Occupancy rate is driven by Apartments

Apartment Non-Occupancy has remained relatively flat (7.7% in 2002; 7.2% in
2014), yet is significantly higher than the rates for Single Family & Duplex Housing
Units, and Rowhouses.

Graph 5: Non-Occupancy Rate by Home Type in the City of
Vancouver Since 2002
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oS~ e

6%
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2%

0%
2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Single Family & Duplex Homes

Apartments

Rowhouses = = All Units

Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted
above), inclusive. Apartments include purpose-built rental units and condominiums.
Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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The CoV has a higher proportion of Apartments in its housing mix than the
rest of the GVRD

Approximately 60% of the CoV'’s housing units are Apartments, relative to 32% for
the rest of the GVRD.

Graph 6: Housing Mix Comparison Between the City of
Vancouver and the Rest of the GVRD (2014)
100%
80%
)
p=
c
S 60%
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]
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l_
5 40%
S
20%
0%
CoV Rest of the GVRD
B Apartments ESingle Family & Duplex Units  ®Rowhouses Other

Note: Apartments include purpose-built rental units and condominiums.
Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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The CoV'’'s Non-Occupancy rate is consistent with and tracks the Non-
Occupancy rate for the rest of the Greater Vancouver Regional District

As seen from the CoV data, Apartments have higher Non-Occupancy rates than
other housing types. To compare the overall Non-Occupancy rate between the CoV
and the rest of the GVRD, the Non-Occupancy rates for each of the rest of the
GVRD’s housing types were weighted by the CoV housing mix and aggregated. The
resulting normalized Non-Occupancy rate for the GVRD is presented below with the
actual CoV rate.

When normalized in such a way for housing stock mix, the CoV and the rest of the
GVRD show similarly stable Non-Occupancy rates between 2002 and 2014, with the
CoV showing approximately 1% higher Non-Occupancy from 2002 through 2014.

Graph 7: Comparison of Non-Occupancy Between CoV and
Rest of GVRD (Normalized for Housing Mix)

6%

o% I L

4%

3%

2%
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1%

0%
2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Rest of GVRD (Normalized) = City of Vancouver (Actual)

Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted
above), inclusive. Rest of GVRD includes Surrey, Richmond, Burnaby, Coquitlam, Langley, Delta, North Vancouver,
Maple Ridge, New Westminster, Port Coquitlam, North Vancouver, West Vancouver, Port Moody, White Rock,
and Pitt Meadows. Rest of GVRD figures have been normalized to CoV housing mix.

Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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The difference in the Non-Occupancy rate between the CoV and the Rest of
the GVRD is driven by Apartments

As seen below, Apartments in the CoV have had Non-Occupancy rates 2% higher
than seen in the rest of the GVRD since 2002.

Graph 8: Apartment Non-Occupancy Rate in CoV and Rest of
GVRD Since 2002

10%
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% of Total Units
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0%
2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Rest of GVRD  ====City of Vancouver

Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted
above), inclusive. Rest of GVRD includes Surrey, Richmond, Burnaby, Coquitlam, Langley, Delta, North Vancouver,
Maple Ridge, New Westminster, Port Coquitlam, North Vancouver, West Vancouver, Port Moody, White Rock,
and Pitt Meadows. Apartments include purpose-built rental units and condominiums.

Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.

It should also be noted that Apartments are much less likely to be owner-occupied
(33%) than other home types in the CoV (71%)’. And Apartments in the CoV are
also much less likely to be owner-occupied than Apartments in the rest of the GVRD
(48%). This correlation of higher Non-Occupancy rate in CoV Apartments with lower
owner-occupancy may warrant further research.

The Apartment segment is in fact composed of two separate dwelling types:
purpose-built rental units and condominiums. The purpose-built rental unit vacancy
rate in 2014 was 0.5% in the CoV and 1.0% in the GVRD as a whole®. For
illustrative purposes, if the purpose-built rental unit vacancy rates are assumed to
be 0% over a 12 month period, the implication is that the Non-Occupancy rates for
condominiums are 12.6% in the CoV and 7.3% in the rest of the GVRD®.

7 Source: Custom data from the 2011 National Household Survey (originated from Statistics Canada and provided by City of
Vancouver).

8 CMHC Rental Market Report for Vancouver and Abbotsford-Mission CMAs, Fall 2014.

9 Calculated based on condominium unit population data from the 2011 National Household Survey (originated from
Statistics Canada and provided by City of Vancouver).
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The Non-Occupancy rates in Rowhouses in the CoV and the Rest of the
GVRD are similar and stable

The Non-Occupancy rates in Rowhouses in the CoV and the rest of the GVRD have
both been hovering near 1% since 2002.

Graph 9: Rowhouse Non-Occupancy Rate in CoV and Rest of
GVRD Since 2002

5%
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% of Total Units

1%

0%
2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Rest of GVRD City of Vancouver

Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted
above), inclusive. Rest of GVRD includes Surrey, Richmond, Burnaby, Coquitlam, Langley, Delta, North Vancouver,
Maple Ridge, New Westminster, Port Coquitlam, North Vancouver, West Vancouver, Port Moody, White Rock,
and Pitt Meadows.

Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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The Non-Occupancy rates in Single Family & Duplex Housing Units in the
CoV and the Rest of the GVRD are similar and stable

The Non-Occupancy rates in Single Family & Duplex Housing Units in the CoV and
the rest of the GVRD have both been hovering near 1% since 2002.

Graph 10: Single Family & Duplex Housing Non-Occupancy
Rate in CoV and Rest of GVRD Since 2002
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Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted
above), inclusive. Rest of GVRD includes Surrey, Richmond, Burnaby, Coquitlam, Langley, Delta, North Vancouver,
Maple Ridge, New Westminster, Port Coquitlam, North Vancouver, West Vancouver, Port Moody, White Rock,
and Pitt Meadows.

Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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The growth in the number of Non-Occupied housing units in the CoV is
driven by the overall growth in the housing stock

The number of Non-Occupied housing units in the CoV has grown by 2,400 units,
from 8,400 in 2002 to 10,800 in 2014. All of this growth has been driven by the
growth in the housing unit stock, while the change in the Non-Occupancy rate (from
4.9% to 4.8%) has reduced Non-Occupancy by a modest 200 units.

Graph 11: Change in Number of Non-Occupied Housing Units
(2002 to 2014)
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to Housing Stock to Non-Occupancy
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Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted

above), inclusive.
Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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As expected, Non-Occupancy rates increase when the duration of the Non-
Occupancy shortens

In defining Non-Occupancy, Ecotagious analyzed Non-Occupancy separately for
periods of 2 months, 4 months and 12 months. Based on the results of that
analysis and the CoV'’s focus on using the information to inform housing policy, the
analysis was completed using 12 months as the period over which to evaluate

Occupancy.
Since 2002, the rates for:
¢ Homes unoccupied for 2 months have been stable at 10%

¢ Homes unoccupied for 4 months have been stable at 6%
¢ Homes unoccupied for 12 months have been stable at 5%

Graph 12: Non-Occupancy Rate by Duration in the City of
Vancouver Since 2002
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Notes: 2 Month Non-Occupancy period based on analysis of June data. 4 Month Non-Occupancy based on
analysis of 4 month period from June to August of each year, inclusive. 12 Month Non-Occupancy analyzed using
August, September, and the following June and July to avoid the distortive effects of electric space heating on the

analytics.
Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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Twice as many homes Non-Occupied for at least 15 days per month than
for at least 25 days per month
In defining Non-Occupancy, Ecotagious also analyzed Non-Occupancy separately for
periods of 12 months when the unit was unoccupied for at least 25 days each
month and at least 15 days each month. As expected, twice as many homes are

unoccupied at least 15 days per month as are unoccupied at least 25 days per
month. Both of these rates have been relatively stable since 2002.

Graph 13: Non-Occupancy Rates (12 Month) in the City of
Vancouver Since 2002
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Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted

above), inclusive.
Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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Non-Occupancies rates by housing type consistent throughout City

The Non-Occupancy rates were analyzed for each of the 5 CoV geographic sectors
(as identified by staff at the CoV given the geocoding possible with the anonymized
electricity consumption data):
¢ Downtown Peninsula includes Downtown and the West End
¢ Northeast Vancouver includes Mt. Pleasant, Strathcona, Grandview-
Woodland and Hastings-Sunrise
¢ Southeast Vancouver includes Renfrew-Collingwood, Kensington-Cedar
Cottage, Riley Park, Oakridge, Marpole, Sunset, Victoria-Fraserview and
Killarney
¢ Southwest Vancouver includes South Cambie, Shaughnessy, Arbutus-
Ridge, Dunbar-Southlands and Kerrisdale
¢ Northwest Vancouver includes West Point Grey, Kitsilano and Fairview

The analysis showed little variation in the Non-Occupancy rates by housing type
between neighbourhoods. The highest Non-Occupancy rate was found in Northwest
Vancouver Apartments where 9.4% of units were unoccupied in 2014.

DOWNTOWN PENINSULA

All units I 5.0% NORTHEAST VANCOUVER

NORTHWEST VANCOUVER
Apartments N ©.1%

; : Al units I 5%
E: Single Family &
Al units I 7.4% oalox Homas. N/A
Apartments I ¢ .c 7
Apartments N o %/ Rowhouses [ 0.9%
Single Family &
single Family & % e Eonies I 0.9%

Duplex Homes

Rowhouses 1.2%
Rowhouses 1.7% |

B
1 _}:rrv +|= YANCOUVER’
| _Lr Sl _ :

Southwest Vancouver ] d Southeast Vancouver

=S
Al Units [ =.4% Al units [ 2.9%
Apartments | ©. ;. apartments | 7 1%
Single Family & - 1.2%

Single Family &
Duplex Homes J ¥ I 1-2%

Duplex Homes

Rowhouses 2.0% Rowhouses 1.1%

Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted above), inclusive.
Apartments include purpose-built rental units and condominiums.
Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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Non-Occupancy rates relatively consistent over time throughout City

The analysis showed very little variation in the overall Non-Occupancy rates
between 2002 and 2014, with the largest change being a drop in Non-Occupancy of
1% in the Downtown Peninsula (see Graphs 14-18 for additional information on
change over time by housing type by geographic sector in the city).

DOWNTOWN PENINSULA

NORTHWEST VANCOUVER 6.9% 6.0% NORTHEAST VANCOUVER

7.5% 7.4% 4.1% 4.5%

2002 2014

2002 2014 2002 2014

rd

SOUTHWEST VANCOUVER / ;_/*\\‘_,q SOUTHEAST VANCOUVER

e 3.4% 2.8% 2.9%

2002 2014 2002 2014

Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted
above), inclusive.
Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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Non-Occupancy in the Downtown Peninsula (dominated by Apartments)
has dropped 1%
Apartments, which make up 98% of the housing units in the Downtown Peninsula,

have driven a decrease in Non-Occupancy from 6.9% in 2002 to 6.0% in 2014. The
Downtown Peninsula includes the West End and Downtown.

Graph 14: Non-Occupancy Rate by Home Type in the
Downtown Peninsula Since 2002

10%
8%

6% \f V\-/‘

4%

% of Total Units

2%

0%
2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Single Family & Duplex Homes

Apartments

Rowhouses e = All Units

Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted
above), inclusive. Apartments include purpose-built rental units and condominiums.
Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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Apartments have driven a modest increase in Non-Occupancy in Northeast
Vancouver

The overall Non-Occupancy rate in Northeast Vancouver has increased modestly
from 4.1% in 2002 to 4.5% in 2014. The increase was driven by Apartments (6.4%
in 2002; 6.8% in 2014).

Northeast Vancouver includes the neighbourhoods of Mt. Pleasant, Strathcona,
Grandview-Woodland and Hastings-Sunrise.

Graph 15: Non-Occupancy Rate by Home Type in Northeast
Vancouver Since 2002
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Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted
above), inclusive. Apartments include purpose-built rental units and condominiums.
Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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Non-Occupancy in Southeast Vancouver has been stable

The overall Non-Occupancy rate in Single Family and Duplex housing-dominated
Southeast Vancouver has been stable (2.8% in 2002; 2.9% in 2014).

Southeast Vancouver includes the neighbourhoods of Renfrew-Collingwood,
Kensington-Cedar Cottage, Riley Park, Oakridge, Marpole, Sunset, Victoria-
Fraserview and Killarney.

Graph 16: Non-Occupancy Rate by Home Type in Southeast
Vancouver Since 2002
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Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted
above), inclusive. Apartments include purpose-built rental units and condominiums.
Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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Non-Occupancy in Southwest Vancouver has been stable

The overall Non-Occupancy rate in Southwest Vancouver has been stable (3.6% in
2002; 3.4% in 2014). The Non-Occupancy rate of the relatively small population of
Apartments, however, has decreased from 9.6% in 2002 to 8.6% in 2014.

Southwest Vancouver includes the neighbourhoods of South Cambie, Shaughnessy,
Arbutus-Ridge, Dunbar-Southlands and Kerrisdale.

Graph 17: Non-Occupancy Rate by Home Type in Southwest
Vancouver Since 2002
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Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted
above), inclusive. Apartments include purpose-built rental units and condominiums.
Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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Non-Occupancy in Northwest Vancouver has been relatively stable

The overall Non-Occupancy rate in Northwest Vancouver (Fairview, Kitsilano and
West Point Grey) has been relatively stable (7.5% in 2002; 7.4% in 2014).

Graph 18: Non-Occupancy Rate by Home Type in Northwest
Vancouver Since 2002
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Notes: Non-Occupancy defined as no occupancy for 12 month period from August to July (ending the year noted
above), inclusive. Apartments include purpose-built rental units and condominiums.
Source: Ecotagious analysis of anonymized residential electricity consumption data from BC Hydro, 2015.
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Conclusion

An analysis of residential electricity meter data in the GVRD, in combination with a
number of other data sources, has determined a relatively stable Non-Occupancy
rate within the City of Vancouver from 2002 to 2014, at which time it was 4.8%.
More detailed analysis, included in this report, shows that the Non-Occupancy rate
is in-line with that of the rest of the GVRD, and fairly uniform throughout the
geographic sectors of the City. The analysis did show that Apartments, which
represent 60% of the CoV'’s residential housing mix, are driving Non-Occupancy in
the City at 7.2% in 2014.

This report provides an extensive analysis of electricity consumption data on
housing occupancy in the City of Vancouver, and the findings are consistent with
those from other studies. However, the findings are not comprehensive and bring
forth additional questions that may warrant additional research using
complementary sources of information.
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Appendix B: 2016 Results of Talk Vancouver Survey on Empty Homes

Summary of Survey Results

Over 15,000 people responded to the Talk Vancouver Survey on Empty Homes which ran from
May 2 to May 16, 2016. The survey asked participants what they thought of the City taking
action on empty homes and the specific tools available that could address this issue.

Survey Respondents: Are you Survey Respondents: Do you
a resident of Vancouver? Rent or Own?
mYes mNo mOwn mRent mOther

(4,760)

89%
(13,926)

There was clear indication that survey respondents agree that the number of empty homes in
Vancouver is a problem with 91% (14,244 respondents) agreeing to this statement. A further
88% (12,759 respondents) agree that the City should advocate for senior government actions
to reduce the number of empty homes in Vancouver.

The majority of respondents were in support of the following tools to address the issue of
empty homes:

e Encourage the construction of homes that are most likely to be occupied, such as
purpose built rental housing and townhomes.
0 Agree - 83% (12,951)
o Disagree - 7% (1,061)

e Increase taxes on “Flipping” or re-selling homes in a short period of time.
0 Agree - 85% (13,471)
o Disagree - 7% (1,126)

91% (12,257 respondents) agreed that higher taxes on empty homes should be targeted
towards owners with very few economic ties to BC, such as owners who do not pay income
taxes in BC. 84% (13,152 respondents) agreed that owners who occupy or rent out their home
should receive an annual tax credit and pay less property tax than owners who leave their
home empty.
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Detailed Survey Results

Your Opinion about the City of Vancouver’s Empty Homes Study and the Need for
Government Action

What are your opinions about the following statements?

The findings of
the Vancouver
Empty Homes
Study are what |
would have
expected, based

The number of
empty homes in
Vancouver is a

If the owner of a
property wants to
keep it empty,

The City should
advocate for
senior
government
actions to reduce

problem. that’s their right. | the number of
on my day-to-day .
. . empty homes in
experience in
Vancouver
Vancouver.
Strongly 4189 10997 1034 9491
Agree 27% 70% 7% 61%
Agree 5288 3247 2512 4268
g 34% 21% 16% 27%
2228 710 3006 1004
Neutral
14% 5% 19% 6%
Disagree 2613 431 5097 449
L 17% 3% 33% 3%
Strongly 1364 298 4033 471
Disagree % 2% 26% 3%
Did not 1 0 1 0
answer 0% 0% 0% 0%

Over half of respondents (61% or 9,477 respondents) agreed or strongly agreed that the
findings of the Vancouver Empty Homes Study are what they would have expected, based on
their day-to-day experience in Vancouver. 26% (3,977 respondents) disagreed or strongly

disagreed.

The vast majority of survey respondents (91% or 14,244 respondents) agreed or strongly
agreed that the number of empty homes in Vancouver is a problem and 88% (13,759
respondents) agreed or strongly agreed that the City should advocate for senior government
actions to reduce the number of empty homes.

A little over half of respondents (59% or 9,130 respondents) disagreed or strongly disagreed
that it is the right of a property owner to keep their property empty.
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What is your opinion about the following statement?

The City and senior governments should encourage the construction of homes that are most
likely to be occupied, such as purpose built rental housing and townhomes.

Tenure Age
Total Own | Rent | Other alngd 20- | 30- | 40- | 50- | 60- 70+
29 39 49 59 69
under
Total 15683 | 4760 | 8282 | 885 176 4918 | 5806 | 2428 | 1309 | 808 237
8076 | 1926 | 4859 | 420 81 2496 | 3031 | 1239 | 660 429 140
Strongly
Agree 51% 40% | 59% 47% 46% 51% 52% 51% 50% 53% 59%
A 4875 | 1655 | 2357 | 282 60 1577 | 1795 | 777 396 215 55
ree
g 31% 35% | 28% 32% 34% 32% 31% 32% 30% 27% 23%
Neutral 1671 | 655 | 707 110 26 558 596 231 144 90 25
11% 14% 9% 12% 15% 11% 10% 10% 11% 11% 11%
Disaaree 744 344 | 265 55 9 218 274 116 64 50 13
g 5% 7% 3% 6% 5% 4% 5% 5% 5% 6% 5%
Strongly 317 180 94 18 0 69 110 65 45 24 4
Disagree 2% 4% 1% 2% 0% 1% 2% 3% 3% 3% 2%
Merged:
Strongly 12951 | 3581 | 7216 | 702 141 4073 | 4826 | 2016 | 1056 | 644 195
Agree
OR 83% | 75% | 87% | 79% | 80% | 83% | 83% | 83% | 81% | 80% | 82%
Agree
Merged:
Disagree 1061 | 524 | 359 73 9 287 384 181 109 74 17
OR
Strongly 7% 11% 4% 8% 5% 6% 7% 7% 8% 9% 7%
Disagree

The majority of survey respondents (83% or 12,951 respondents) agreed or strongly agreed
that the City and senior governments should encourage the construction of homes that are
most likely to be occupied, such as purpose built rental housing and townhomes.

This support was high amongst both owners (75% or 524 respondents) and renters (87% or 359
respondents) as well across all age groups (80% - 83% agreement levels).
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What is your opinion about the following statement?
New strata buildings should be prohibited from restricting rentals.
Tenure Age
Total - - - - -
own | Rent | Other 19and | 20 30 40 50 60 20+

under 29 39 49 59 69

Total 15683 | 4760 | 8282 | 885 176 4918 | 5806 | 2428 | 1309 | 808 | 237
Strongly | 5697 | 1074 | 3753 | 302 54 2100 | 2209 | 767 | 347 | 169 51
Agree 36% | 23% | 45% 34% 31% 43% | 38% | 32% | 27% | 21% | 22%
Agree 4471 | 1229 | 2467 | 265 49 1508 | 1683 | 671 | 316 | 185 58

29% | 26% | 30% 30% 28% 31% | 29% | 28% | 24% | 23% | 24%
Neutral 2284 | 791 | 1016 163 45 694 | 812 | 344 | 219 | 126 44

15% | 17% | 12% 18% 26% 14% | 14% | 14% | 17% | 16% | 19%
Disagree 2079 | 1023 | 683 111 23 425 | 744 | 397 | 255 | 184 51

13% | 21% | 8% 13% 13% 9% 13% | 16% | 19% | 23% | 22%
Strongly | 1152 | 643 | 363 44 5 191 | 358 | 249 | 172 | 144 33
Disagree | 7% 14% | 4% 5% 3% 4% 6% 10% | 13% | 18% | 14%
Merged:

Strongly 10168 | 2303 | 6220 567 103 3608 | 3892 | 1438 | 663 | 354 | 109

Agree

OR 65% | 48% | 75% | 64% 59% | 73% | 67% | 59% | 51% | 44% | 46%
Agree

Merged:

Disagree | 3231 | 1666 | 1046 | 155 28 616 | 1102 | 646 | 427 | 328 | 84
OR

strongly | o900 | 35% | 13% | 18% 16% 13% | 19% | 27% | 33% | 41% | 35%
Disagree

Over half of respondents (65% or 10,168 respondents) agreed or strongly agreed that new
strata buildings should be prohibited from restricting rentals. This agreement was higher
amongst renters (75% or 6,220 respondents) than owners (48% or 2,303 respondents).

Older age groups (60 +) were more evenly split between agreement and disagreement than
were younger age groups which were more weighted towards support of the statement.
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What is your opinion about the following statement?
Investors should be taxed for re-selling homes in a short period of time.
Tenure Age
Total Own | Rent | Other alngd 20- | 30- | 40- | 50- | 60- | 54,
29 39 49 59 69
under
Total 15683 | 4760 | 8282 | 885 176 4918 | 5806 | 2428 | 1309 | 808 | 237
Strongly | 10815 | 3121 | 5970 | 609 88 3076 | 4156 | 1751 | 956 | 609 | 178
Agree 69% 66% | 72% | 69% 50% 63% | 72% | 72% | 73% | 75% | 75%
